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Introduction  

In recent years, the land use structure in Vietnam has transition ed from 

agricultural to other types of land use, particularly urban land use. The change has been 

rapid, manifesting a high rate of urbanization. Statistics indicate that the total 

agricultural land area acquired from 2000 to 2006 was used for the development of 

15,000 ha of industrial zones; more than 24,000 ha of industri al clusters; more than 

70,000 ha of urban areas; and more than 136,000 ha of infrastructure. These land 

acquisitions had impacts on the lives of about 2.5 million Vietnamese farmers. Every 

hectare of acquired agricultural land affected the employment of more than 10 

agricultural labourers. The conversion of agricultural land is necessary in order to 

industrializ e and modernize. The process, however, has resulted in various negative 

impacts on the affected people, especially the farmers in outskirt areas where 

urbanization is dramatically taking place. These negative impacts include increase in 

unemployment, unstable social security, and decline in the production of traditional 

handicrafts. The affected people might get rich over the short term but return to their 

previously impoverished state due to their inability  to effectively utilize the 

compensation money they received for their  land. 

There are currently many difficulties involved in the procedures for land 

acquisition, compensation, support, and resettlement. The acquisition of land from 

farmers for the purpose of industrialization and modernization is setting up a range of 

problems that needs to be solved. However, the crucial, most complicated issue is the 

financial policy on compensation and support for the affected people. This is because 

land acquisition means taking away the ÆÁÒÍÅÒÓȭ most important production material. 

Everyone can unquestionably wonder about what will happen to a ÆÁÒÍÅÒȭÓ ÌÉÖÅÌÉÈÏÏÄ 

when his most important production material is taken away. The state is an actor in all 

the facets of compensation and support, of which the most important is compensation 

for the farmers whose land was acquired. Moreover, the compensation and support 

given should ensure that the farmers will have a better and more stable life for 

themselves as well as their children and future descendants despite the loss of their 

land. 

Urbanization is necessary but it is more important that the harmonization of the 

various interests of the farmers; the collective, social groups; and the common benefits 

to society be achieved during the implementation. By harmonizing all of these, the 

process of land acquisition, clearance, compensation, and resettlement can be carried 

out quickly, easily, and properly.  Issues related to benefits (e.g., conflicts; dubious and 

convoluted process to apply for and receive; misuse of; harassment) must be eliminated. 

Hanoi is one of the two most urbanized cities in Vietnam. Forecasts indicate that by 

2020, the rate of urbanization in Vietnam will reach about 45 percent. Hanoi is expected 

to be 55 percent urbanized by 2010 and 65 percent urbanized by 2020. (ÁÎÏÉȭÓ 

urbanization has been dramatic thus far, with urbanization in the residential areas on 

the outskirts of city progressing rapidly. Since 2000, there has been a total of 1,148 land-
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handover projects covering 7,098 ha of land.  These projects affected 173,725 

households, of which 67,600 were into farming. From 2005 to 2010, Hanoi acquired 

about 8,500 ha of land, on which approximately 25,000 people previously employed in 

the agriculture sector depended. Due to the loss of land, all of these people have had to 

find other sources of employment.  

The main focus here is on the issues of compensation in land acquisition. Findings 

revealed a clear move towards the establishment of private property rights on land use 

as illustrated by the changes associated with land law and the dynamic interplay among 

ÔÈÅ ÍÁÉÎ ÁÃÔÏÒÓ ÉÎ ÔÈÉÓ ÔÒÁÎÓÉÔÉÏÎȢ 4ÈÅ ÇÏÖÅÒÎÍÅÎÔȭÓ ÒÏÌÅ ÉÎ ÌÁÎÄ ÁÃÑÕÉÓÉÔÉÏÎ ÈÁÓ ÂÅÅÎ 

gradually minimised. An alliance between the government and land developers was 

discernible in the case studies. This perceived alliance was often indicated by the low 

compensation rate in land acquisition, which was proposed by the government to favour 

the developers at the expense of individual sitting tenants. On another level, the law 

enforcement behaviour of local authorities was shaped by considerations of possible 

rent-seeking and concerns about intervention from higher-level authorities. 

The main objectives of this paper are to identify the issues surrounding 

compensation in the current land acquisition process and to examine the causes of these 

problems. The main data sources included primary  data gathered during field 

reconnaissance and interviews in two case study projects. The primary data were 

enriched by secondary sources such as statistical publications, newspapers, and 

unpublished documents. A third source was the analysis of an amendment to the 

Vietnamese constitution . The analysis, which provides an explanation of land laws and 

various decrees, was done to provide a formal understanding of the institutional 

changes. 

1. Review of Legislation on Land Acquisition, Compensation , and Resettlement  

in Vietnam  

a. Regulations on Land Acquisition  

Item 5 Article 4 of the Land Law 2003 stipulates Ȱthat the State issues an 

administrative decision in order to recover land use right or to acquire land which [is] 

allocated to institutions, commune/ward/0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ ÆÏÒ ÍÁÎÁÇÅÍÅÎÔ 

according to provisions of this law.ȱ It should be understood that land acquisition is not 

merely the state taking away the right of the land owners to use the land but also to 

establish a new land-management situation suitable to the sÔÁÔÅȭÓ ÁÎÄ ÓÏÃÉÅÔÙȭÓ interests. 

Land acquisition by the state can be regarded as the end stage of ÏÎÅ ÐÁÒÔÙȭÓ land use 

prior to the conversion of said land for the use of others in the succeeding stage. 

Regulations on land acquisition must thus ensure the linkage of benefits among three 

important parties: the state, the project owner, and the person from whom the land was 

acquired.  

The state recovers land in the following cases: (1) the state will use the land for the 

purposes of national defense and security, national interest, public interest, and 
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economic development; (2) institutions to which the state allocated land (either without 

land-use fees or with land-use fees ÃÏÌÌÅÃÔÅÄ ÆÒÏÍ ÓÔÁÔÅȭÓ ÂÕÄÇÅÔ ÏÒ through annual 

leases) have gone bankrupt, been dissolved, moved to another place, or either no longer 

have need of, or have reduced need for, the land; (3) land being used for either the 

wrong purposes or inefficiently ; (4) land users intentionally neglect or cause the land to 

deteriorate; (5) land allocated to the wrong users or through misauthorization; (6) land 

being encroached upon; (7) individual land users die without designating an entity to 

inherit the land; (7) land users voluntarily give back the land; (9) land users 

purposefully do not abide by their obligations to the state; (10) lease on allocated land 

has ended and is not being extended; (11) land meant to be used for annual crops is not 

being continuously used for the whole 12 months; perennial cropland is not being used 

continuously during the whole 18 months; forestry land is not being used continuously 

during the entire 24 months; (12) land allocated or leased by the state to a certain 

project is continuously left unused for 12 months or is used 24 months later than the 

stated period in the project document, starting from the time the project is handed over 

at the site (even without receiving the necessary permits yet from the authorizing 

bodies). 

First, land acquisition for the purposes of national defense and security, national 

interest, and public interest. The state will acquire land after the plan for the use of the 

land is publicized or after authorized agencies approve a plan for an investment project 

for which a certain area/plot of land has been deemed suitable. Before actually 

recovering the landȟ ÔÈÅ ÓÔÁÔÅȭÓ ÁÕÔÈÏÒÉÚÅÄ ÁÇÅÎÃÉÅÓ ÍÕÓÔ ÉÎÆÏÒÍ the land owners of the 

reasons for the acquisition; the time of, and plan for, moving; and the general plan for 

compensation, clearance, and resettlement. This should be accomplished within  90 days 

in the case of agricultural land and within 180 days for nonagricultural land. After 

having the land-acquisition decision and compensation as well as the clearance and 

resettlement options approved by the stateȭÓ authorized agencies and then publicized 

and enforced, the previous land owners must abide by the land-acquisition decision.  In 

case the previous land owners do not want to comply with the decision, the authorized 

0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ×ÉÌÌ ÉÓÓÕÅ a Ȱcoerce decision.ȱ The coerced ex-land owners must 

obey the decision but will be given the legal right to file complaints.  

Second, land acquisition for economic development purposes. The state acquires land 

for purposes of economic development (e.g., development of industrial zones, high-tech 

parks, economic zones, and other similar large investment projects pursuant to 

regulations of the government). For projects involving production and other businesses 

suitable to whatever was the approved land-use plan, investors have transfer right s; the 

right to lease the use of the land; and the right to receive contributions from economic 

organizations, households, and individuals through land use but they are not required to 

go through the land-acquisition procedures. 

Third, according to Items 2 and 8 of Article 38 of the Land Law, the state can recover 

land from the following entities: (1) institutions to which the state allocated land (either 
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without land-use fees or with land-ÕÓÅ ÆÅÅÓ ÃÏÌÌÅÃÔÅÄ ÆÒÏÍ ÓÔÁÔÅȭÓ ÂÕÄÇÅÔ ÏÒ ÔÈÒÏÕÇÈ 

annual leases) that have gone bankrupt, been dissolved, moved to another place, or 

either no longer have need of, or have reduced need for, the land; and (2) land users 

voluntarily return ing land. 

These cases neither originate from the sÔÁÔÅȭÓ ÄÅÍÁÎÄ ÎÏÒ from mistakes the land 

users make during the period they are supposed to be using the land. These are natural 

reasons for which the state can recover land from land users. The provision about 

recovering land from institutions or economic organizations when the latter are using 

the land inefficiently for production is necessary because state-owned enterprises have 

been allocated large tracts of land without having to pay land-use fees. These 

enterprises, however, have been doing business inefficiently so the allocation of land is 

an issue that should be reviewed or reordered.  

By acquiring or recovering land, the state aims to bring about more efficient land 

usage. Working from the point of view that while the land can belong to, or can be used 

by, various entities but is actually owned by the state, there have been a number of cases 

where the land users return the land to the state either because they are no longer using 

it or they want to contribute some of their assets ÔÏ ÔÈÅ ÓÔÁÔÅȭÓ ÂÕÄÇÅÔ, specifically to 

significant, national construction projects. 

Land acquisition brings about benefits to the land owner (i.e., the state, in this 

case), such as investment in infrastructure  that can increase the value of land. Land 

acquisition also helps the state gather the land resources it needs for national defense 

and security as well as secure national interest, public interest, and economic 

development. The latter includes the development of infrastructu re, industrial zones, 

and economic parks, which are deemed necessary to hastening economic growth and 

strengthening national defense. After acquiring land, the government can significantly 

ÁÕÇÍÅÎÔ ÔÈÅ ÓÔÁÔÅȭÓ ÂÕÄÇÅÔ ÉÆ regulatory policies are well implemented. 

Land acquisition thus plays a very important role in the ÃÏÕÎÔÒÙȭÓ economic 

development, and the consequences of this process greatly affect the interests of three 

parties: the state, the people who need to use the land ɉÉȢÅȢȟ ÔÈÅ ÐÅÏÐÌÅ ×ÉÔÈ ȰÌÁÎÄ-use 

ÄÅÍÁÎÄȱɊȟ and the current land users themselves (who may or may not be the people 

with the land-use demand). The issue is ensuring the harmonization of the interests of 

these three parties and bringing these disparate interests in harmony with the sÔÁÔÅȭÓ 

policies. To bring about this harmonization, the state must go along with, and consider, 

the idea of land-use right as a legal right of the masses. Entities that benefit from land 

acquisition,  including enterprises, investors, land-using organizations, and individuals, 

should also have their benefits factored in or accommodated. 

b. Regulations on Compensation 

Compensation when the state acquires land is the action of refunding the people 

whose land was acquired the value of land-use rights commensurate to the land area. 

Two major assets are considered in compensation procedures: land and the properties 
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attached to land. The latter includes structures, crops and trees, and any animals 

displaced or lost when the state recovers the land. 

First,  for losses of land, the principle is prio ri tizing Ȱcompensation by new land 

with the same using purpose.ȱ In fact, this principle is likely to be applied to 

organizations to which the state allocated land without land-use fees or with land-use 

fees collected from the sÔÁÔÅȭÓ ÂÕÄÇÅÔȢ -ÅÁÎ×ÈÉÌÅȟ the acquisition of land by individuals 

and households in the majority of cases is Ȱcompensation by the value of land use right 

at the time of having acquisition decisionȱ ɉItem 2 Article 42 of the Land Law 2003). This 

raises the case that if the definition of priority of compensation by allocating new land is 

the common principle to be applied to all cases of compensation by land, it would be 

necessary to (1) create available land resources for the individuals, organizations, and 

households to be benefited or (2) offer an option to receive compensation in the form of 

either land or money. Controversially, if this principle will be applied in such a way as to 

limit land acquisition to organizations while excluding individuals and households, it 

should  classify subjects to be compensated to basically the default level or status to 

ensure feasibility in the determination and implementation of compensation principle 

for land. 

Second, for land compensation prices, in case of compensation by money, the 

ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÄÅÔÅÒÍÉÎÅÓ the price for acquired land for planning 

purposes.  Said committee makes a public announcement of the price of the land 

available for acquisition on the first of January annually (Item 4 Article 56 of the Land 

Law 2003). These land prices are also called Ȱstate pricesȱ (ÇÉÜ ÎÈÛ Îҏ҈Ã) and are 

usually much lower than the actual rates. The difference between these two types of 

prices, according to current guiding documents, was bridged by the various government 

regulations such as the one that states that Ȱwhen the State approves the compensation, 

support and resettlement option in the case of land acquisition the land prices of the 

ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÁÒÅ ÎÏÔ ÃÌÏÓÅ ÔÏ ÁÃÔÕÁÌ ÔÒÁÎsferring prices at the market in 

ÎÏÒÍÁÌ ÃÏÎÄÉÔÉÏÎȟ ÔÈÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÓÈÏÕÌÄ ÂÁÓÅÄ ÏÎ ÔÈÅÓÅ ÐÒÉÃÅÓ ÁÓ 

inputs for re-determining suitable prices.ȱ 

This shows that the government also has timely instructions to ensure that 

compensation is close to the actual market prices in normal conditions. These 

instructions, however, face several obstacles. First, the determination of Ȱactual land-use 

right transfer prices at the marketȱ is not easy because people tend to quote lower prices 

than actual land transfer prices in the hope of paying lower taxes and fees during the 

transfer stage. Second, the period spanning the announcement of detail planning to the 

actual land acquisition might last for years. Withi n this period, it is entirely possible that 

the transfer process might not be successfully completed even if the authorized bodies 

have already publicized the detail planning. In this case, when doing a survey of actual 

transfer princes, responsible agencies only state in the records that the transfer process 

happened a long time ago and that the prices indicated in the record might be outdated 

as prices change over time. Third, the definition of Ȱclose to actual market pricesȱ has not 



-9-  

clearly been explained. What does Ȱclose to actual market princesȱ (ÓÜÔ Ö҈É ÇÉÜ ÔÈѿ 

ÔÒҏ҉ÎÇ) actually mean? Does Ȱclose,ȱ in this case, mean equal to market prices or almost 

equal to market prices? Specifically due to the above-mentioned reasons, actual prices 

are unknown in the determination of Ȱclose to actual market princesȱ and sometimes 

could not be exactly quantified. This is possibly due to the fact that land prices in each 

locality more or less depends on the one-way approach of managerial officials. 

Third, the principle of compensation for visible and invisible losses. Losses incurred 

during land acquisition can be equal to or higher than actual visible value of the land and 

the assets attached to land in the area of acquisition. This is because the acquisition of 

the whole agricultural land could result in the loss of jobs of agricultural households 

dependent on the land being acquired. In the case of the partial or whole acquisition of a 

residential land area, impacts could include the need for residents to move to another 

place and the loss of common paths (i.e., right of way) previously available to, or used by, 

neighbors, and the negative effects on health during the project implementation process 

(e.g., shaking or vibration due to the use of construction equipment such as 

jackhammers; noise; air pollutants such as smoke and dust; and water pollution).  

These approaches to compensation indicated the intention to facilitate project 

development in Vietnam as these projects were deemed crucial to national development. 

Land Law 2003 integrated and fine-tuned these various compensation decrees and the 

legal provisions dealing with land. Its approach involved establishing a price framework 

that was a close match to the market price. On average, the prices listed in the tables 

were supposed to be about 70 percent to 80 percent of the market prices. The price table 

was adjusted every year on the 1st of January. 

c. Regulations on Support 

When the state recovers land, it provides support to the displaced residents/land 

users by giving them training in new careers, creating new jobs, and providing the funds 

to help them move to new resettlement locations (Item 7 Article 4 of the Land Law 

2003). A large proportion of land-acquisition projects involve dealing with residents 

who lost their production land after the latter were recovered/acquired . According to 

the Ministry of Natural Resources and Environment, about 73.3 thousand hectares of 

agricultural land acquired every year. The state recently issued regulations to minimize 

the acquisition of agricultural land. It seeks especially to limit the acquisition of wet rice 

land. It also increased the levels of support given during the recovery of agricultural 

land. Likewise, it improved the career-conversion and job-creation mechanisms to 

match the job opportunities actually available in the area where the land is being 

acquired.  

There are, however, some issues with the regulations on support.  

First, the efficiency of job creation remains low. The various reasons cited include 

the subjective views of managerial actors about the establishment of careers. In many 

cases, the establishment of new careers for individuals who lost their production land is 
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done haphazardly. For example, the vocational training given is does not match with the 

employment utilization planning, numerous trainees are trained for only one career, 

training is being given without consideration for the capacity and desires of trainees. 

Improving the previous regulations, Decree 69/2009/N D-CP has clearly defined that 

Ȱthe training and career conversion options [are] prepared and approved at the same 

time as the compensation, support and resettlement option. During the preparation of 

career training options, it should consult with people having land acquired who are 

subject to career conversionȱ ɉArticle 22). 

Second, there is no consensus on the issues related to the regulations on support for 

agricultural land, thus making the regulations hard to execute. For instance, on the issue 

of career conversion and job creation, Decree 69/2009/N D-CP specified Ȱthe amount of 

support by cash [will be]  1.5 to 5 times the agricultural land prices for the whole 

agricultural land acquiredȱ ɉArticle 22). However, in legislative terms, this amount is too 

large, with the ceiling three times higher than the floor. Meanwhile, the government 

authorizes the ȰÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÔÏ ÄÅÃÉÄÅ ÔÈÅ ÓÐÅÃÉÆÉÃ ÔÙÐÅÓ ÏÆ ÓÕÐÐÏÒÔ,ȱ so 

the actual instructions vary in different localities. This leads to the situation where levels 

of support for projects in adjacent provinces also differ,  resulting in comparison, envy, 

and complaints. 

d. Regulation s on Resettlement 

The Land Law 2003 and guiding documents have no specific definition about 

resettlement or resettlement areas. It is clear, however, that resettlement is the 

establishment of new residential areas for the people whose land was acquired in cases 

where the land acquisition caused them to be displaced from their place of residence. In 

Article 42 of Land Law 2003, the establishment and development of a resettlement area 

must follow these principles: 

First, the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ must Ȱestablish and develop resettlement 

projects prior to land acquisition in order to pay compensation by houses, residential land 

for the people who have to [be] displacedȱȢ This was affirmed clearly in Article 69 of 

Construction Law 2003 where it was stated that Ȱfor projects with resettlement 

requirements, it should then prepare resettlement options or resettlement project 

implementation prior to the clearance of [the] construction site.ȱ However, 

investigations revealed that this process is not being followed due to inadequate funds 

and the limited availability of land resources where the displaced people can be 

resettled. This has led to the wrong implementation of the process where the setting up 

and development of resettlement areas is being done at the same time as or before land 

acquisition.  Thus, the result is a nonsensical situation where the displaced people 

requir ing houses have nowhere to go because the resettlement area is Ȱnot yet ready for 

resettlement.ȱ This is one of the reasons for the Ȱon-the-paper sÁÌÅȱ of resettlement 

projects since the majority of resettlers wish to Ȱlive and work in peace and 

contentmentȱ (ÁÎ Ãҏ ÌѪÃ ÎÇÈÉѽÐ) as soon as possible.  In some projects, residents are 

forced to move to other places even as the issue of resettlement has not been clearly 
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confirmed by local authorities. In this situation, the prime minister has directed that 

dismantlement ÁÎÄ ÄÉÓÐÌÁÃÅÍÅÎÔ ÏÆ ÒÅÓÅÔÔÌÅÒÓȭ ÈÏÕÓÅÓ must not be forced when 

resettlement areas are not yet available. 

Second, Ȱresettlement sites are planned for various projects within a local area.ȱ A 

resettlement area established for various projects is aimed at ensuring the saving of land 

funds and the uniformity of planning because certain norms about technical 

infrastructure (e.g., roads, power, fresh water, etc.) and social infrastructure (e.g., 

schools, healthcare stations, parks, cultural centers, etc.) should be assured. However, as 

several localities are facing difficulties in  budget and securing land resources for 

resettlement, the establishment of a resettlement area for numerous projects is 

sometimes not strictly implemented. Instead of solving the budget problem in many 

projects, many localities have asked investors to participate in the development of 

resettlement areas. In order to ensure mutual benefits for various stakeholders, some 

localities have been applying the model of land division in the projects (70/ 30 percent or 

60/ 40 percent), which means that the local authorities utilize most of land for the 

resettlement area while the remainder will be allocated to investors for development 

and for doing business. This is combination is based on factual demands but the 

implementation mechanism has not been specified and no detailed instruct ions have 

been given. Complaints have arisen from this problem because the people think that the 

acquired land has not been utilized for public interest or for economic development but 

rather for private business interests or for reselling. 

Third, [the] new resettlement area Ȱshould have development conditions equal to or 

better than the previous placeȱ (ÂѲÎÇ ÈÏѵÃ Ô҂Ô È҇Î Î҇É Ҋ Ãį). This regulation presents the 

morality  of laws in specifying the principle of Ȱliving peacefullyȱ for the residents. 

However, it is worth noting that until now the government has not provided specific, 

detailed instruction s about the definition of Ȱequal to or better than the previous 

residence.ȱ This means that the term is formalistic  and unlikely to be implemented. 

2. Issues on Land Acquisition and Compensation  

6ÉÅÔÎÁÍȭÓ ÌÁÎÄ ÐÏÌÉÃÙ ÈÁÓ ÃÈÁÎÇÅÄ ÏÖÅÒ time, and there have been significant 

changes in terms of the land owner putting up difficulties to land planning and 

management. Meanwhile, institutionalization is going slowly and incomprehensively, 

with unclear and unsuitable content. The process of using land acquisition for national 

defence and security as well as public interest in several localities was not well done in 

terms of land management and agricultural land-improvement policy. The national land 

administration has a number of shortcomings, especially in the area of land-use 

planning, land valuation, compensation, site clearance, support and resettlement, and 

administrative procedures. The national interest and the interest of the people from 

whom land was acquired were not adequately ensured.  Meanwhile, land resources have 

not been harnessed to become a strong internal driving force in service of 

socioeconomic development. Land resources are widely wasted, and land use is 

inefficient. There is serious corruption and fraud in this field. The real estate market is 
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unstable and unhealthy, ×ÉÔÈ ȰÕÎÄÅÒ-the-ÔÁÂÌÅȱ (ÎÇѭÍ) transactions widely practised. 

Complaints, grievances, and disputes related to land are common. 

While the organization of legislation and policies on land is soundly implemented, 

the information, education, and communication (IEC) work on land-use policies is 

inefficient, resulting in a less-than-thorough grasp of land-use orientation, directions, 

and policies by the general public. Public disclosure and transparency in land 

administration are also not well done as are the inspection and examination, 

supervision, and treatment of fraud and faulty behaviour. The validity and effectiveness 

of resolving land-related complaints and disputes remain low. The organizational 

structure and capacity of officials and cadres in land management and relevant agencies 

are poor and limited while the corrupt among them are abusing their power and 

position to obtain bribes and profit  from the situation. 

a. Inconsistent Regulations on Land Acquisition, Compensation, Support, 

and Resettlement  

With the present economic development, the Land Law 2003 has exposed many 

difficulties  and shortcomings, especially in the field of compensation and support, when 

the state recovers land. This issue has caused an increase in the number of land-related 

complaints and grievances. The definition of land acquisition in Item 5 Article 4 of the 

Land Law 2003 is not rational because land acquisition is a general definition while land 

acquisition is different  from civil affairs. There are cases where the state allocates land to 

households and individuals without fees but when the state recovers land, it still has to 

compensate the land users similar  to the allocation of agricultural land. The terms of 

support stated in Item 7 Article 4 of the Land Law 2003 when the state acquires land is 

detailed but does not cover the scope or scale of support to be given. This results in the 

support providers missing out on the actual content of the support to be given while the 

people from whom the land was acquired remain in need more support and assistance 

than was specified in the document. 

Land acquisition, valuation, and the specification of rights and obligations of land 

users are sensitive issues that are of importance in the field of land compensation and 

acquisition even though the Land Law 2003 does not specify the rights of the state in 

these above-mentioned factors. Article 38 of the Land Law 2003 stipulates 12 cases for 

land acquisition but it is unclear and does not fully cover all the cases. The result is that 

many organizations submit to the authorities ɉ$ÉÓÔÒÉÃÔ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅȟ 0ÒÏÖÉÎÃÉÁÌ 

0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅȟ ÏÒ -ÉÎÉÓÔÅÒÉÁÌ ÌÅÖÅÌÓɊ to acquire large areas of land for use in 

projects, although this is not the main function/mandate of these organizations. The 

armed services, for example, uses hundreds of hectares for the development of 

productive forests and then the state Ȱrecovers landȱ for reallocation to commercial 

businesses. 

The government also promulgates numerous guiding documents on compensation 

when the state acquires land (e.g., Decree 197/2004/ND -CP dated December 3, 2004, on 

compensation, support, and resettlement when the state recovers land; Decree 
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84/2007/N D-CP dated May 25, 2007, on supplemental specification of the issuance of 

land-use right certificate; land acquisition; implementation of land-use right; steps and 

procedures for compensation, support, and resettlement when the state acquires land; 

and grievance redress in land-related disputes; Decree 69/2009/N D-CP dated August 

13, 2009, supplemental stipulating land-use planning, land prices, land acquisition, 

compensation, support, and resettlement). These legal documents frequently change the 

level of compensation and support given to the people whose land was acquired. 

Different localities can have different interpretations of each document and apply it in 

different ways, even in the same project involving land acquisition. Over time, this 

results in the people from whom land was acquired comparing their experiences and 

then complaining about the different treatment. 

Current guidi ng documents are creating a difficult situation in solving the 

transition cases as well as creating the mentality to wait and intentionally delay obeying 

the land- acquisition decision until a new, more profitable policy comes into force. Many 

decisions of ÔÈÅ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ related to the prices used for calculating 

compensation have been rendered groundless. The people from whom agricultural land 

was acquired often suffer the disadvantages of this situation, which is not the case for 

the people from whom nonagricultural land was acquired. 

From 2004 to 2010, legal documents related to site clearance, land acquisition, 

compensation and resettlement were continuously adjusted, supplemented, and 

amended. For example, numerous local regulations that sought to concretize newly 

promulgated legal documents but were not yet applied already became outdated due to 

the constant adjustments, supplementation, and amendments. The state should also 

have to adjust on the issue of varying Ȱland rentȢȱ For instance, the land and house of a 

resident in position 3 can shift to position 1 after the construction of a road or by 

administrative decisions. The decision to merge old Hatay into Hanoi, for example, 

resulted in booming land prices because the districts became urban precincts. This is a 

case of the state putting in no investment but the land appreciating in value anyway due 

to an administrative decision. 

Article 42 of the Land Law 2003 and Article 6 of Decree 197/2004/N D-CP stated 

that Ȱthe people being acquired which land should be compensated by allocating new 

land with the same land use purpose.ȱ This compensation method of Ȱland for landȱ (íѬÔ 

í҄É íѬÔ) does not happen in real life when applied in the acquisition of wet rice land. The 

regulation exists only on paper and in formalistic form (i.e., as a formality).  Agricultural 

land resources (wet rice lands, in particular)  are currently allocated and leased based on 

the existing situation and the number of household members. To determine the total 

area of agricultural land resources to be allocated, state-authorized agencies factor in the 

households and individuals who directly participate in agricultural production in a 

stable and long-term manner (i.e., long term being between 20 and 50 years). Thus, 

agricultural lands in the localities seem to be allocated until there is nothing more to 

allocate. Farmers rarely encounter land-related problems unless the state acquires their 
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land for other purposes. Farmers rarely encounter land-related problems due to (1) 

legislation that grants current users the right to use land in a stable and long-term 

manner if they show the need to extend their use of the land after the given period for 

doing so has ended and (2) the fact that whenever entitled agricultural land users die 

with the inheritance of the land-use right specified in the will or in legislation, then 

ÅÉÔÈÅÒ ÔÈÅ ÄÅÃÅÁÓÅÄȭÓ ×ÉÓÈÅÓ ÏÒ ×ÈÁÔ ÔÈÅ ÌÁ× stipulates will be carried out. Both of these 

situations, however, are nullified should the state decide to acquire the land for other 

purposes.  

The above-mentioned regulations on agricultural land indicate that the current 

management and utilization of wet rice land in localities, especially in the delta 

provinces, follow the method of Ȱdistribut ing until out of resource but keep unchanged 

when the [land user] diesȱ in order to maximize the use of available agricultural land 

resources to ensure the livelihood of farmers. This shows that whatever agricultural land 

resources can be exploited in the localities have been distributed and leased with no free 

areas left. Hence, if the state recovers agricultural land for other purposes, it would not 

be able to give the ȰÌÁÎÄ-for-ÌÁÎÄȱ compensation to farmers whose land was acquired 

because the state will be unable to take free agricultural land to pay the farmers. 

However, this situation is not exactly what the people desire and choose as their  

displacement means that they will encounter many changes in their lives. Moreover, the 

newly distributed land will not have advantages in terms of production capacity and 

location compared to the land that the state recovered. So, in this case, the compensation 

ÍÅÔÈÏÄ ÏÆ ȰÌÁÎÄ ÆÏÒ ÌÁÎÄȱ is not translated into reality . The majority of farmers have to 

accept ÔÈÅ ȰÌÁÎÄ ÆÏÒ ÃÁÓÈȱ compensation model through no choice of their own even if 

they really want land for production. 

According to Decrees 17/2006/ND-CP and 84/2007/N D-CP, households and 

individuals directly involv ed in agricultural production will acquire more than 30 

percent of an agricultural land area in case the state does not compensate them with 

adequate agricultural land. They will be allocated land with a land-use fee at a position 

where they can develop the land either for production or for a nonagriculture-related 

service business. In case the individuals do not wish to be compensated with land or do 

not wish to engage in any nonagriculture-related service businesses, they will be 

compensated with residential land with a land-use fee or with land in another 

residential area suitable to the land-use plan. On the one hand, this regulation represents 

the sÔÁÔÅȭÓ ÆÌÅØÉÂility  in changing its method of compensation to ensure that farmers have 

options when it comes compensation methods so that they will get the most benefits in 

terms of their demands, conditions, and capacity to use the land. On the other hand, the 

compensation model of replacing land used for one purpose (e.g., for doing a service-

related business, residential land) with another piece of land used for a different 

purpose (e.g., agricultural land) that the state recovered is one of the ways for the state 

to carry out its policies on employment and combine it with the conversion and 
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restructuring of careers for the local populace prior to every decision on adjustment of 

the sÔÁÔÅȭÓ ÌÁÎÄ-use planning. 

Unfortunately, the actual enforcement of the regulation in order to ensure the 

attainment of the above-mentioned objectives is another story. While the mechanism is 

seemingly very flexible, it could not bring about the economic and social efficiency that 

the  state hoped for when the mechanism was recently implemented in the localities. 

Land for doing service-related businesses and residential land that have already been 

compensated using the above-mentioned methods have fallen into the hands of land 

brokers and speculators right after the project took shape at the general planning stage. 

Local authorities do not have strict management and control mechanisms, which enables 

the people to transfer land freely before receiving compensation (with everything just 

on paper for the sake of formality). Some projects are Ȱgiven the green lightȱ (ÂѰÔ íîÎ 

xanh) by the chairpersons of the communeÓȭ PÅÏÐÌÅȭÓ Committees and the heads of agro-

cooperatives. This green light or approval comes in the form of certification for 5 percent 

of ÌÁÎÄ ÔÒÁÎÓÆÅÒ ÃÏÎÔÒÁÃÔÓ ÉÎ ÔÈÅ ÐÒÅÖÉÏÕÓ ÃÏÏÐÅÒÁÔÉÖÅȭÓ ÒÕÌÅÓ to be converted to either 

residential land (in order to  compensate the people whose agricultural land has been 

acquired by the state) or 10 percent of land transfer contracts to service land. That 

happens widely in localities where urban area development projects are not strictly 

controlled by enforcement agencies. These localities where a range of urban 

development projects have been implemented can be counted as districts and precincts 

like Hadong, Hoaiduc, Thanhoai, and Myduc (Hanoi). 

The bad consequences can be anticipated with the situation of buying, selling,  and 

ȰÉÍÍÁÔÕÒÅȱ (non)transfer of land intended for doing service-related businesses and 

residential land that people whose land was acquired by the state received as 

compensation. The people realized that they could get a bigger amount of money than 

they received as compensation from the state following the ȰÌÁÎÄ ÆÏÒ ÃÁÓÈȱ model. They 

then possessed a bigger amount of money than they have ever had in their lives but with 

no idea on how to to use and invest such money wisely. All their spending habits, real-

life experience, and previous livelihood were focused on agriculture and farming, and 

they lacked the necessary skills to use their windfall to engage in other kinds of 

businesses. In fact, there have been a number of cases where the farmers became 

landless, jobless, and penniless after selling their land because they had squandered the 

compensation money they received on gambling and other games of chance. These 

situations spawned crimes as well as discrepancies and complicated disputes.  The 

buying-selling and transfer of the above-mentioned tracts of land has resulted in conflict 

because the buying-selling and transfer contracts were signed before the compensation 

land was received. Thus, when the state paid the compensation, the entitled people were 

still the people whose land was acquired but these people had, in fact,  already sold their  

land and taken the full amount of money since the signing of the transfer contract. 

However, land prices on the market at the time of transfer are totally different from the 

land prices at the time the land was actually obtained. Prices during the latter are usually 

higher because the infrastructure has been completed by this time and the advantages 
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accruing from adjacent projects are already being realized. As a result, attempts are 

made to stop the contract because the previous contract is now invalid (in terms of 

subject) and the buyers either have to be reimbursed or they would have to pay an 

additional amount to make up the difference in land value between the two periods. The 

buyers receive the papers and the land if they are able to pay the additional amount. The 

disputes and discrepancies that happen in cases like this one are extremely complicated 

and cannot be solved through bargaining, conciliation , or state intervention.  They are 

usually settled through ȰÕÎÄÅÒ×ÏÒÌÄȱ or Ȱgangsterȱ methods.  

Regulations have not clearly specified the mechanism by which the state can 

execute its right to determine the role of land owner and harmoniously resolve the 

interests of the state, the land users, and the investors. The rights and obligations of land 

users have also not been fully specified, especially the conditions in which they can 

realize their  rights. The rules in land management and utilization are unclear and 

enforcement of the rules needs to be stricter.  Lax laws are not the only thing to blame 

but also the manner of implementation of said laws. There is also the question of 

whether or not recently passed laws have empowered the government and localities too 

much but have included little in the way of sanctions, which might have contributed to 

the rising number of cases of corruption and abuse of power.  

Aside from the above-mentioned situation, it proves that the positive efficiency of 

legal policies on compensation and clearance when the state acquires land is not only 

presented in the diversification of compensation models but the principal issue is 

whether or not these models are suitably and efficiently applied in real life and if they 

were, whether or not they resulted in practical benefits to the people, the investors, and 

the state.  

b. Large Gaps in Procedures on Land Acquisition  

The state has applied involuntary acquisition for a long time. Prior to the 

enactment of the Land Law 2003, enterpri ses were not permitted to transfer land-use 

rights, so the only way for investors to acquire land was through the local authorities. 

Even though Land Laws 1987 and 1993 stipulated that the state can acquire land when 

necessary for the purposes of national interest, public interest, and national defence and 

security, the state still acquires land to allocate to investors for ÔÈÅ ÌÁÔÔÅÒȭÓ ÆÏÒ-profit 

projects. At that time, it was explained that the encouragement of investment also serves 

the national interest. The Land Law 2003 provided the regulations that restricted the 

involuntary land-acquisition mechanism. The state now only acquires land to allocate to 

projects that are expressly for the purposes of national interest, public interest, national 

defence and security, and economic development (e.g., projects with mutual-use 

infrastructure, projects with a large investment capital [group A], and projects that are 

wholly funded by foreign investment). These are regulations that clarify the whats and 

hows of national interest and investor interest. 

First, local authorities, by virtue of administrative empowerment, issued land- 

acquisition decisions that people disagreed and became angry with . Because the people 



-17-  

became angry enough to not want to hand over their land, coercion happened. They 

were reluctant to hand over their land because they were being told a story of economic 

development for wealthy people and a prosperous nation when they could see that many 

people were, in fact, becoming destitute. 

Second, the compensation given to the people whose land was acquired must be 

commensurate to the value of the land acquired. The land prices used for calculating 

compensation are usually much lower than the prices the people who own the land can 

get for making a real transfer. The loss of assets like money, homes, and livelihood 

combined with the coercive situations arising from the authoritiesȭ ÅÆÆÏÒÔÓ ÔÏ ÁÃÑÕÉÒÅ 

land are resulting in disagreements with the people. 

Third, the process involved in land acquisition disrupts the stable and peaceful life 

of plain country people. This disruption together with the inadequate compensation they 

receive induces them to complain while district - and provincial-level authorities cannot 

satisfactorily resolve their complaints or keep them silent. The complaints then reach 

the central level, which refers the complaints back to the province. The province then 

passes the complaints back to the district . This cycle can happen for years while the 

results of settling grievances remain insignifi cant. 

Fourth, the people receive a lump sum compensation, which is quite large 

compared to what was previously given.  Unused to handling such a large sum of money, 

the people are at a loss as to how to manage it and allocate it among different prior ities 

such as feeding the family, restorÉÎÇ ÔÈÅ ÆÁÍÉÌÙȭÓ livelihood, and securing a new 

residence. Without basic financial management know-how, what usually results is a  life 

of gross self-indulgence and uncontrolled spending. The compensation they received for 

their land is quickly spent on the purchase of luxury goods, alcohol, gambling, and other 

similar pursuits.  

The Land Law 2003 defined the parameters of voluntary land acquisition. Some 

dynamic investors have negotiated directly with land users to make an (illegal) transfer 

for which the former received a larger compensation that they would have had 

otherwise, making them very happy about the outcome. Now in possession of the land, 

the investors then approached the local authorities to ask about having it rented out and 

the procedures are quickly approved, which makes the investors also very happy. Both 

parties wish to officialise the voluntary land conversion mechanism for which the Land 

Law 2003 has regulations. Until such a mechanism is in place, the the land users will 

always ask for prices higher than the prevailing  market price, putting investors at a 

disadvantage. Many people saw how profit able the prevailing mechanism was and 

wanted to get more, forcing investors to voluntarily pay higher prices than they 

normally would have to pay for land. The majority of the projects of this type face the 

same situation: 70 percent to 80 percent of the land has been dealt out and money has 

already been in invested in the projects but the negotiations over the remaining land 

cannot be made.  
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All of the above-mentioned situations have their roots in the justification that land 

conversion is necessary for the ÃÏÕÎÔÒÙȭÓ future. There are also many who believe that 

there should only be one mechanism governing land acquisitionɂthe one involving the 

involuntary acquisition of land by the state to ensure equality among land users. 

However, this mechanism can no longer be used for various reasons. First, prior to the 

passing of the Land Law 2003, this was the only mechanism of land acquisition in use 

and its shortcomings spurred the reforms meant to limit the scope of its application. 

Second, it was recognized that there has to be equality among the people from whom 

land was acquired (i.e., the land users) and this same concept of equality should also be 

applied in the context of land acquisition. Third, the single unfair situation that the 

investors experienced in the voluntary mechanism cannot simply be disregarded while 

the four unfair situations that the people from whom land was acquired experienced in 

the involuntary mechanism are acknowledged or addressed. That kind of treatment 

points to an inequality between the investors and the people from whom land was 

acquired. Four, the administrative intervention of the involuntary mechanism always 

contains the potential for waste and corruption. These four reasons indicate that there 

should be a different direction. 

The nature of the above-mentioned issues originated from the benefits of the 

investment projects, and the answers came from considering how to adequately share 

these benefits. Investors assess potential profi ts before deciding to invest in a project. 

Therefore, to create a favourable investment environment, investors will want to 

comprehensively examine all the facets of a project and not only the investment 

incentives associated with the acquisition of the land. Second, land is an internal 

resource for investment, and it should retain all the available advantages as such. Third, 

investment lessons should be considered in order to align investment projects with 

national socioeconomic development planning. The latter should not favour all 

investment projects because doing so will increase investment capital in economic 

sectors that are not priori tized for development. Fourth, all economic relationships 

among the stakeholders in the process of land conversion should be orderly and based 

on the foundation of social agreement and mutual benefit. 

Land acquisition for socioeconomic development projects has recently ramped up, 

which has resulted in various shortcomings. According to present regulations, the 

compensation paid to the people is not based on negotiations between the people and 

investors so the rate is not actually close to the real value of the land; it is much lower 

than the actual value of the land. This problem puts the people in difficult situation s but 

earns the investors large profits and creates opportunities for corruption. Consider the 

situation of acquiring land from the people for allocation to an enterprise for a 

development project. After investing money in, for example, the development of roads, 

the investors then divide the land into plots to sell to others at a much higher price, 

sometimes even a hundred times higher, than the amount they original ly paid to the 

people from whom they acquired the land. The consequence is that the land, in theory, 

belongs to many people but in some cases, it  is, in fact, Ȱownedȱ by benefit groups. This 
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also causes inadequate land for production which, in turn, spawns ×ÏÒËÅÒÓȭ grievances. 

Statistics indicate that approximately 70 percent of ×ÏÒËÅÒÓȭ grievances involves land, 

and this problem will only continue to increase unless the situation changes. 

Although they have recovered land at lower prices than they otherwise would 

have, many investors have not implemented any projects and have left these tracts of 

land unused. Even during this period of industrial development and urbanization in the 

country, many new projects in almost all of the localities nationwide have a ÌÏ× Ȱfilling 

rateȱ and are being used wastefully  and inefficiently. The state allocates or leases land 

for the development of investment projects but the progress of these projects is slow, 

with some lands being left unutiliz ed. This is obviously a huge waste, which is especially 

unfortunate since wastage of land is a significant obstacle in the socioeconomic 

development process . In Hanoi, for example, while many people have no house of their 

own due to limited land resources and very high land prices, there are ÍÁÎÙ ȰÈÁÎÇÉÎÇȱ 

(treo) projects in ȰÇÏÌÄÅÎȱ or prime locations such as Mydinh, Tuliem, and Hadong.  

The people will certainly support land acquisition for the purpose of national 

interest. However, this regulation is, in fact, misused to the point where it violates the 

legal rights and interests of land users. One example is the situation where land is 

acquired, allocated to any enterprise for the construction of an entertainment area, and 

then public funds are used to develop that infrastructure whi le profits go into 

individualsȭ pockets. In this case, it can clearly be confirmed that land is owned by 

benefit groups. The term Ȱacquisitionȱ itself implies a violation of the property right s of 

land users. When the state acquires agricultural land in the rural areas, it calculates the 

value of land acquired and then it formally creates jobs. Land acquisition by 

administrative decision seems to penalize land users because although they did not 

break any law, their land is still ȰrecovereÄȱ ÂÙ ÔÈÅ ÓÔÁÔÅȢ  

Projects with the objective of Ȱdevelopment of new urban area, renewal of existing 

urban area and development of rural residential areaȱ also require land acquisition. 

Land acquisition for newly developed urban area projects and the renewal of existing 

urban area projects have long given rise to complaints. To acquire land for projects 

aimed at establishing for-profit businesses, the entities that want the land should have to 

negotiate with the land users about the compensation the latter should receive. 

However, when a project is marked as being for Ȱurban renewalȱ (ÃÈѾÎÈ ÔÒÁÎÇ íĖ ÔÈѿ), 

then the whole process of acquiring land will become involuntary (i.e., the land users 

×ÉÌÌ ÈÁÖÅ ÎÏ ÃÈÏÉÃÅ ÂÕÔ ÔÏ ÁÌÌÏ× ÔÈÅÉÒ ÌÁÎÄ ÔÏ ÂÅ ȰÒÅÃÏÖÅÒÅÄȱɊ. New urban projects have 

many components, but the investors do only the Ȱlean meatȱ (ÎѪÃ) or the minimum 

requirements so that they can sell faster and quickly turn in profits , thus maximizing the 

benefits from the involuntary land acquisition. The former land users, on the other hand, 

are forced to accept low compensation prices. When disputes arise, the people (i.e., 

former land users) are on the losing end because the agencies involved usually try to 

resolve any issues or conflicts through mediation or reconciliation. It remains to be seen 

whether or not poorly managed and uncontroll ed land acquisition will recur. Will it be 
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replaced with equal negotiation among the different stakeholders or ×ÉÌÌ ÔÈÅ ȰÖÁÇÕÅȱ 

(Í҇ È҃) definition of the law continue to be applied? What countermeasures will be 

applied to control  this situation? This issue should be clearly addressed. 

To ensure the equal right s of the people from whom land was acquired, the 

mechanism of compulsory purchase and requisition for land acquisition should be 

applied. For ÉÎÖÅÓÔÏÒÓȭ projects, the state should have a mechanism by which investors 

can directly  negotiate with the people using fair market prices currently prevailing in the 

buy-and-sell business. A negotiation mechanism should also be applied between the 

investors and the land users in medium- and small-scale economic projects. 

Compensation prices should be determined by independent valuators or through direct 

bargaining with the land users. Doing it this way will help reduce administrative 

procedures and simplify the steps involved in determining compensation as well as 

acquiring clearance when the investors and land users finalize the deal. 

Impetuously done land conversion has significant negative side effects. Large tracts 

of agricultural land area have been converted into industrial zones,  urban areas, and 

golf courses. Losing their land and then their jobs has had a large impact on the 

livelihood and daily life of the people, especially the farmers. Many people had to 

abandon their towns or villages to look for jobs and earn their living elsewhere. They 

usually end up converging in urban areas. When acquiring land, investors often promise 

to create jobs for the displaced people (i.e., the people from whom land was acquired). 

The reality, however, is that the promises are usually not kept after the land is acquired. 

c. Unclear Mechanisms on Compensation, Clearance, and Resettlement  

Officials implement all activities related to land compensation and clearance. The 

practice of self-negotiation on prices is one of the issues that has partially led to the 

situation of numerous officials and cadres wrongly interpreting the moral spirit of the 

law on purpose. These officials do not share with the people concerned compensationɀ

related information in a public and transparent manner; they do it stealthily instead and 

have managed to profit from this practice.  A large number of people also do not have a 

clear understanding of the intricacies of land compensation. This, combined with their 

fear of being coerced, has pushed them into accepting the low compensation rates 

proposed by officials . 

The people from whom land is acquired always try to compare the applied land 

prices for calculating compensation and combine these with the price used by investors 

when selling on the market. However, the people have no idea on how to calculate land 

prices when infrastructure  is already involved and how to factor in the investment cost 

for infrastructure . They also do not know how to include the cost of infrastructure in the 

price of houses being sold on the market. The less information the people got, the more 

profits the investor earned. These things that the people have not been properly and 

transparently informed about have spawned doubts and tension. 
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Article 11 of Decree 69/2009/ND-CP has stipulated that the committee for 

compensation, support, and resettlement should be established after the issuance of the 

land acquisition announcement. In reality , the people want to know about the 

compensation prices and relevant entitlements as soon as they see activities related to 

ÌÁÎÄ ÁÃÑÕÉÓÉÔÉÏÎ ÔÁËÉÎÇ ÐÌÁÃÅ ÓÕÃÈ ÁÓ Ȱpropagandaȱ ɉÉȢÅȢȟ ÉÎÆÏÒÍÁÔÉÏÎȟ ÅÄÕÃÁÔÉÏÎȟ ÁÎÄ 

communication activities), mobilization, and surveys. Meanwhile, the time for 

determining land prices is stated at same time as the announcement of the land 

acquisition decision.  The time for issuing the land acquisition decision is always done 

after the announcement of land acquisition.  When consultants finally conduct the 

survey for setting up land acquisition options, the people make their objections known, 

obstruct the consultants from carrying out their  work , and demand to be informed about 

the compensation and support prices in a public and transparent manner.  This shows 

that the authorities need to strict about public information disclosure and transparency 

for investment projects. Doing so can help make gaining the agreement and consensus of 

the locals easier, which should be an incentive to investors. The idea to ensure the 

harmonization of the interests of the state, the people, and the enterprise was 

introduced a long time ago but very little in the way of concrete, specific actions have 

been made toward this. Only the public disclosure of information and transparency in 

terms of finances during the investment process can ensure and harmonize the interests 

of these three parties. 

d. Weak Organization and Implementation of Legislation on Land 

Institutions responsible for the implementation of land acquisition have not strictly 

followed the procedures and steps on land acquisition, especially the regulations on the 

public disclosure of information , ÔÒÁÎÓÐÁÒÅÎÃÙ ÁÎÄ ÓÔÁËÅÈÏÌÄÅÒȭÓ ÐÁÒÔÉÃÉÐÁÔÉÏÎ in the 

preparation and implementation of compensation, support , and resettlement options. 

This has resulted in inequality and injustice in terms of the rates of compensation and 

support given to the people from whom land was acquired in the same project or in 

different projects with in the same region. The policies of localities differ from, and are 

inconsistent with, that of the centre. The agencies authorized to determine the land 

prices usually adjust these in favour of increasing them as much as the rule allows and in 

consideration of the time and any price fluctuation in the market. This makes the price 

situation unstable. In the process of receiving payments toward land compensation, 

households that handed their land over at an earlier time found that they received a 

lower amount than households that handed their land over much later. This discrepancy 

was due to the fact that land prices had changed and risen over time. 

The application of land laws in localities is facing many problems, particularly in 

the area of land acquisition. Since the Land Law 2003 was promulgated and its guiding 

documents released, it was found that many localities under provincial authority have 

failed to prepare sufficient legal regulations in time to concretize the law for execution. A 

number of localities did not have a firm grasp of the reform princi ples and the new land 
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laws/regulations so they ended up applying the repealed or superseded regulations. 

These problems gave rise to new land-related complaints. 

The ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ promulgates the price adjustment decision for 

residential land and nonagricultural land annually. There is a trend towards increasing 

prices in the price adjustment for these types of lands but the prices are usually kept 

stable in the case of wet rice land and agricultural land (regardless of the position in 

urban wards or communes). This is because for wet rice lands and agricultural lands 

(i.e., land for cultivation/farming ), project owners have to pay only a certain amountɂ

the payment for compensation and site clearance with dumping rates. Once the wet rice 

lands and agricultural lands are converted into residential and nonagricultural lands, the 

project owners will gain a hundred times over from the higher prices they can command 

compared to the amount they shelled out as compensation to the previous land users. 

Due to the prospect of raking in profit able earnings, project owners are easily induced to 

bribe government entities such as the natural resource and environment officials, 

architects and construction planners, and cadastre as well as local authorities to be 

Ȱgiven the green lightȱ for investing in construction projects and nonagricultural 

business projects (on the wet rice and farming lands). In the long run, the farmers from 

whom land is being acquired will be the losers in this situation. 

The capacity of the land acquisition, compensation, and clearance staff remains 

limited. To implement the law on land acquisition and compensation when the state 

acquires land, the staff use various guiding documents such as the Decree 

197/2004/ND -CP, Decree 181/2004/N D-CP, Decree 17/2006/ND-CP, Decree 

84/2007/N D-CP, and Decree 69/2009/ND-CP as well as many other circulars and 

decisions provided by the provincial- and district -ÌÅÖÅÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓȢ 4ÈÅÓÅ 

various documents contribute to their confusion in the process of executing their tasks. 

Furthermore,  they often hold more than one position so they cannot spend sufficient 

time work ing on matters related to compensation and support. The level of personal 

responsibility taken towards work is also low because tasks are considered to be 

collective. The responsibility, therefore, is spread out among different persons. This 

leads to the low quality of work . Many contracts for implementing the compensation and 

support work between project owners and the Land Resource Development Centre 

(4ÒÕÎÇ ÔÝÍ 0ÈÜÔ ÔÒÉѻÎ 1Õҗ íѬÔ) also did not clearly state the time needed to complete the 

handover of clearance and were vague on the responsibility, rights, and obligations 

towards the completion of the work . This made it  difficult to comprehensively evaluate 

the progress of the work on land clearance, compensation, and support. Construction 

work , in fact, was usually delayed while await ing the completion of site clearance. 

The weaknesses and shortcomings in land administration occur in parallel with the 

corruption and moral degradation of many officials and staff. Collectively considered, 

these are problems to which land-related complaints and disputes can be directly traced.  

Some of the more obvious reasons include the lack of virtue and the limited capacity of 

some officials and staff and the ÐÅÏÐÌÅȭÓ ÉÎÁÄÅÑÕÁÔÅ knowledge of, and adherence to, the 
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law. Several officials taking advantage of their position intentionally violate the land law 

to benefit themselves. The application of the law at all levels of the 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ,  

particularly at the district and commune levels, is arbitrar y. Numerous revised 

provisions of the Land Law 2003 have not been enforced because managerial officials in 

many areas have not yet been updated on the changes. Thus, they continue to apply 

provisions of the previous law. 4ÈÅ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ Át all levels also pay insufficient 

consideration to the tasks of improving public reception (ÔÉѹÐ ÄÝÎ) and redressing 

grievances. People have started losing belief in the local administrative machine as well 

as in the administrative decisions, and they want to seek adjudication at the central level 

instead. 

The lack of transparency in land clearance, compensation, and support together 

with the vague regulations on the accessibility of land-use rights to enterprises and 

individuals have created a big gap between market prices and the sÔÁÔÅȭÓ ÃÏÍÐÅÎÓÁÔÉÏÎ 

prices. These factors have also created opportunities for corruption for anyone who 

controls land resources. The most common types of corrupt practices detected involve 

the exploitation of power and position and collusion with other staff to occupy 

recovered land and divide profits (from the main programs using land for forest 

development programs, rural residential housings, resettlement housing). An example of 

this issue is the decision of the (ÁÎÏÉ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ to impose a land-use levy on 

the second stage of the South Thanglong urban area. The rates used were not compliant 

with the law, resulting in losses of about VND 4,000 billion (USD 2 million) for the state.  

The widespread practice of speculation and the ȰÁÓË-ÐÅÒÍÉÔȱ ɉxin-cho) phenomenon 

have also created opportunities for corruption in land administration.  

e. Various Problems Beset Compensation Prices for Acquired Land  

The land law specified that the land prices used for calculating compensation 

should match the prevailing market prices and be independent from the prices 

ÄÅÔÅÒÍÉÎÅÄ ÂÙ ÔÈÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅȢ 4ÈÉÓ ÒÅÇÕÌÁÔÉÏÎ is just a principle and 

does not define in detail the procedures of market-guided land valuation and the 

operation of the price valuation service-provision system. This means that the provincial 

0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÓÔÉÌÌ ÄÅÔÅÒÍÉÎÅÓ ÔÈÅ prices. Although the people from whom land 

was acquired did not agree to these prices and practices, they cannot provide any 

concrete proof or data to justify their disagreement and buttress the truth (or expose the 

falseness) of their opinions. 

First, land prices in the land price frame determined by the government are outdated 

and significantly different from the land transfer prices on the market but the former are 

not adjusted to match the latter. The joint  circular 02/2010/TTLT -BTNMT-BTC 

stipulated that ÔÈÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ is responsible for the preparation, 

appraisal, provision, and adjustment of the land price table. However, the land prices 

introduced by thÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ in comparison with actual market 

prices are too different and much lower. The adjustment has not taken place in a timely 

manner, which has made it difficult  for the courts to resolve disputes related to land 
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prices. The difference between the land prices regulated by the state and the land prices 

prevailing on the market is due to the weakness of the land financial system and the land 

administrative system. Economic tools are rarely used for regulating land 

administration. 

The application of a wide range of prices--the range between the highest price and 

the lowest price can be too large--leads to the arbitrariness in the application of land 

prices in specific cases. The price table in localities actually equals 30 percent to 60 

percent of price tables in similar locations. In specialized urban areas like Hanoi and 

Hochiminh City , the ceiling-level price was VND 81 million (about USD 4,000) per square 

meter in 2012, which was also the maximum level in the gÏÖÅÒÎÍÅÎÔȭÓ ÐÒÉÃÅ ÆÒÁÍÅȢ 4ÈÅ 

majority of provinces determined the prices of production land and nonagricultural 

business land to be equal to approximately 55 percent to 80 percent of residential land 

prices. While the highest transfer price on the real market is more than VND 400 million 

(about USD 20,000) per square meter, there are places where it is more than a billion 

VND per square meter. 4ÈÅ Ȱcrazy ÈÉÇÈȱ ÄÉÆÆÅÒÅÎÃÅ leads to the situation where when the 

land price table is applied to calculate the levy for land usage, it results in a loss of 

revenue for the state. On the other hand, when it is used to calculate the compensation 

for the people from whom land was acquired, the people end up disagreeing with the 

results, which then leads to complaints and delay in site clearance. One situation that 

also needs urgent attention is when a tract of agricultural land converted to commercial-

use land needs only a little investment for the development of infrastructure. In this 

situation, the prices will skyrocket, which leads to huge profits for the investors but very 

little benefits for the state. 

Between the regulations of the law and the real application of the law in terms of 

the land prices used to calculate compensation, there is a gap that is difficult to bridge in 

order to respond to the demands of reality . According to Item 4 Article 56 of the Land 

Law, Ȱland prices determined by the provincial PeoÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÁÒÅ ÔÏ ÂÅ ÐÕÂÌÉÃÌÙ 

announced on the first of January yearly [and] are used as basis to calculate land use 

levy, income tax from transfer of land use right; examine the land use fee and land rent 

fee when allocating and leasing land without auction of land use right or tendering of 

projects using land; calculate land use right value when allocating land without land use 

fee, registering charge, compensation when the state acquires land; valuate 

compensation cost for people who have action violating the law on land that causes 

losses for the State.ȱ Such stipulation is not reasonable because for big projects that 

entail a long period for site clearance, the change in the annual land price frame will lead 

to a change in the compensation value, which is disadvantageous for project owners. On 

the other hand, keeping the land prices announced on the first of January unchanged 

while the trend in market prices always skews toward increasing prices causes losses for 

the people being compensated at the end of the year. The ÇÏÖÅÒÎÍÅÎÔȭÓ Decree 

17/2006/ND -CP, though, has been supplemented and amended to include provisions 

allowing the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭs Committee flexibility in adjusting the rates to match the 
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actual prices on the market. The decree, however, is not implemented as efficiently as 

desired. 

Second, shortcomings in the valuation and compensation for land in the area of 

planning.  To implement socioeconomic development policies, the state acquires land 

and clears it for development projects. In the case of residential land, there is a still sense 

of being imposed upon by the state duri ng negotiations between investors and land 

users due to the significant difference between the land prices determined by the state 

compared to the prevailing market prices. This discrepancy is an obstacle to 

compensation and clearance for urban residential land included in the planning process. 

The people whose lands are included in the planning process are compensated at low 

rates but they have to buy land on which they can resettle at a much higher price. 

Meanwhile, their lands, after being recovered, are divided into plots. These plots will 

become new resettlement areas for sale to anyone who wants it and can afford to pay for 

it . 4ÈÅ ÓÔÁÔÅȭÓ Ãompensation rates are lower than those usually given for the same types 

of land on the market, especially for agricultural land in urban areas and rural 

residential areas. The prices of urban agricultural land are 20 to 30 times higher than 

rural  land. 

Some projects either have not yet developed a resettlement area for the displaced 

former land users or resettlement issues have not yet been resolved although the 

decision for residential land acquisition has already been made. In the case of residential 

land acquisition, the compensation money given is not enough to enable the displaced 

people to buy a new house in the resettlement area. House prices in a resettlement area 

are terribly  high so the people who have been compensated make no effort to obtain a 

house in a resettlement area. The compensation given for agricultural land is also never 

enough to enable people to transfer to a similar agricultural land or to a piece of 

nonagricultural commercial land if they wanted to shift to another career. 

Third, inconsistent application of the two methods for land compensation. Article 48 

of Decree 84/2007/ND -CP dated May 25, 2007, stipulated that displaced land users can 

be compensated with residential land in case the state recovers agricultural land. 

Specifically, said decree refers to households and individuals directly involved in 

agricultural production or more than 30 percent of whose agricultural land has been 

acquired or recovered. If such households and individuals do not wish to be 

compensated with similar agricultural land or even with land for nonagricultural 

purposes/for engaging in business pursuant to Item 4 Article 4 of the Decree 

17/2006/ND -CP, then they would be compensated with residential land with land-use 

levy at a resettlement area or in any location at a residentiÁÌ ÁÒÅÁ ȰÓÕÉÔÁÂÌÅ ÔÏ ÐÌÁÎÎÉÎÇȢȱ 

However, several provinces with limited agricultural land resources could not afford to 

compensate displaced land users with land and compensated them with cash instead. 

Because of the inconsistency in the compensation models, complaints and grievances 

ensued.  
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Fourth, the application of two land acquisition mechanisms caused many losses for 

land users. By law, the two mechanisms by which land can be acquired are either 

through  (1) the state recovering the land from the land users or (2) enterprises 

negotiating directly with the land users to gain land-use rights or have the ÌÁÎÄ ÕÓÅÒÓȭ 

land-use rights transferred to the enterprise. From these two mechanisms arose two 

compensation models: the state applying the rates based on the approved site clearance 

option or the land users directly negotiating with enterprises. Thus, different projects on 

the same plot of land ended up having different prices applied to them. Publicly funded 

projects were usually priced much lower than other projects. Localities preferred to 

have the state acquire the land and apply ÔÈÅ ÓÔÁÔÅȭÓ compensation rates. The people 

with land, however, preferred to negotiate directly  with the project owners/investors . 

The application of two land-acquisition mechanisms and two different methods for 

calculating land prices resulted in complaints from the people and difficulties in land 

administration .  

If the mechanism allowing people to directly negotiate with the investors is 

sustained, this will lead to the situation where 90 percent of the compensation is already 

paid to the soon-to-be-displaced households/land users but if one or two households 

refuse to cooperate, the entire project will not push through or will be delayed. The 

people, on the other hand, question why the compensation is lower for state-acquired 

lands than for the lands for which the compensation was directly negotiated with 

investors even if the land involved is in the same area and has the same production 

value.  The people also noted explained that for Group A projects following the 

gÏÖÅÒÎÍÅÎÔȭÓ ÒÅÇÕÌÁÔÉÏÎÓ (aside from projects for national defence and security and 

public interest), the state acquires land at low rates, but right after acquisition, the land 

value is assessed a much higher value than the value the people/previous land users had 

been compensated for.  Both sides of the issue appear to have reasonable grounds so the 

question now is whether or not both mechanisms should be maintained. If only one 

mechanism is to be retained and the other is to be discarded, which mechanism will be 

retained? 

Fifth, land prices annually determined by the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ. The 

majority of projects last for more than one year but announcing land prices on January 1 

of every year leads to the situation where the people receive varying compensation for 

the same project. Compensation and clearance are often implemented for two to three 

years, sometimes even for up five years in some projects; hence, the land prices differ 

from yearly.  While land prices are announced once annually, the common trend is for 

the prices in the succeeding year to increase compared to the previous year. This 

undoubtedly creates inequality in the sharing of benefits among the people from whom 

land is acquired. The people react by intentionally delaying the delivery of, or giving up, 

their land in order to wait  for the land prices to increase. 

Promulgating the land price table on the first of January annually with the hope 

that land prices in the table do not differ much from the market prices appears to be a 
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difficult  issue to grapple with. Land prices fluctuate in certain regions and at certain 

periods, and this fluctuation exceeds the forecasting ability of the agencies tasked with 

this job. The time and money involved in taking inventory of the land for months and 

then to promulgate the land price table for timely release on the first of January every 

year could be wasted due to low efficiency. 

The four methods applied in determining the land price tables include the direct 

comparison method, the collection method, the discount method, and the surplus 

method. The government is constantly trying to improve these methods with very little 

success. One of the reasons for the ÍÅÔÈÏÄÓȭ ÌÏ× ÅÆÆÉÃÉÅÎÃÙ is the lack of examination and 

supervision to ensure that the work of the personnel investigating and calculating the 

land price table is accurate.  

The government plans to maximize its financial resources from the land and the 

sÔÁÔÅȭÓ ÐÒÏÐÅÒÔÉÅÓ ÉÎ ÏÒÄÅÒ ÔÏ ÆÕÒÔÈÅÒ ÔÈÅ ÃÏÕÎÔÒÙȭÓ socioeconomic development from 

2011 to 2020. In support of this plan, the Ministry of Finance has proposed that the 

government remove the land price frame and regulate only the principles and 

methodologies for determining land prices. It also proposes that the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ 

Committee promulgate the land price table and decide the land price according to 

market mechanisms. Once the land price frame is removed, the provincial  0ÅÏÐÌÅȭÓ 

Committee will have the right to push the land price table higher and closer to market 

prices and by doing so, the committee can pay higher compensation to the people from 

whom land was acquired. This measure is expected to overcome some of the 

shortcomings in the current calculation of land prices. In the meantime, the rates for 

land allocation and leasing also increased, resulting in greater income for the state. The 

key issue is how the regulations and principles should be built to ensure equality and the 

harmonization of benefits for stakeholders. 

Sixth, big problem in land valuation. The sÔÁÔÅȭÓ ÄÉÒÅÃÔÉÏÎ ÉÓ ÔÏ ÓÕÓÔÁÉÎ ÔÈÅ 

uniformity in the valuation of land prices and in compensation when it acquires land in 

order to ensure the harmonization of benefits and equality among the state, the land 

users, and the investors. The current land law stipulates that the compensation to be 

given for land prior to land clearance for investment projects must be close to market 

prices. However, very few consulting firms have been registered to date and given 

permission to provide consultancy services on land valuation. Specific documents 

guiding the procedures and methods on how to calibrate land prices to make them 

approximate current market prices. Numerous complaints have arisen from this 

situation because the people felt that compensation prices they got were much lower 

than the prevailing market prices. 

Each province introduced different measures  on land price valuation due to the 

lack of concrete regulation on the procedures for this. The majority of the cases seemed 

to focus on applying land prices based on administrative decision. Unfortunately, this 

practice does not quite meet the economic rules of the market mechanism. Moreover, 

inner city land prices constantly fluctuate, making valuation more difficult. The resulting 
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situation is that the people demand compensation based on the prevailing market rates 

while the state applies low prices after it evaluates the land. The people thus do not 

receive the compensation they expect and refuse to hand over their land (or delay the 

handover of their land). 

The land price valuation stipulated in the current land law is inconsistent, unclear, 

self-conflicting, and creates discrepancies in land-use conversion. This is an important 

reason for the embryonic signs of the establishment of an Ȱalliance in the darkȱ (liên 

ÍÉÎÈ ÔÒÏÎÇ ÂÏÎÇ Ô҂É) between some corrupt officials and staff and some real estate 

businesses for the sake of sharing various land rentals. 

Current regulations state that the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ is authorized to 

promulgate and adjust land prices. In every project, there are professional councils 

specializing in the investigation and valuation of the prices of land, crops, and other 

assets. The professional council may belong to ÔÈÅ ÐÒÏÊÅÃÔȭÓ land clearance committee. 

The Land Law 2003 stipulates that land prices determined by the state must match the 

real market prices but it is actually difficult to implement this for a number of reasons. 

The first  reason is that one of the principles of the law is that the land valuation tr ansfer 

prices made by the state should be close to the real transfer prices for land-use rights on 

the market. In reality, however, no land-use right transfer value on paper matches the 

transfer value on the market. Land users usually declare much lower values to avoid 

paying transfer taxes. 

In almost all of the localities, especially in developed urban areas, the land price 

ÔÁÂÌÅ ÄÅÔÅÒÍÉÎÅÄ ÂÙ ÔÈÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÉÓ ÅÑÕÁÌ ÔÏ ÎÅÁÒÌÙ 40 percent to 

70 percent of the land prices on the market. Localities wanted to retain the low price 

level to create an attractive and favourable investment environment. The local 

authorities have determined that the people have lost anywhere from 30 percent to 60 

percent of the value of their properties while they have to mortgage the compensation 

they received in order to buy land at market price. Compensation based on market 

prices is the ideal situation but which market should the prices be based on--the one 

desired by the investors or the one that the people expected? This is very much 

dependent on the will or determination of the leaders of the province ÔÏ Ȱdevelop 

investment.ȱ  Whether or not this is the clue to the ÐÅÏÐÌÅȭÓ prolonged complaints is yet 

to be answered.  

Regarding the determination of the rates, the issue of compensation prices being 

close to transfer prices on the market in the normal position is spawning complaints. 

The term Ȱin the normal conditionȱ is unclear and does not match the facts on the 

ground. ȰNormal conditionȱ can be understood to be the state allocating agricultural land 

that is not part of any urban area planning or land on which no project is being 

implemented yet. However, if there is a project situated nearby with good infrastructure 

already in place or being put in place, the land prices around the area in question would 

rapidly increase. When the latter situation happens, the people from whom land is being 

acquired will not agree to compensation based  on the Ȱnormal condition.ȱ There are 
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projects for which the compensation rate is allowed to be increased from 20 percent to 

30 percent and sometimes even up to 50 percent, but the people will still complain 

because the compensation prices they are being offered are unquestionably lower than 

the market prices.  The people reason out that the access to the area they are living in 

has been made easier by good roads and they know that land prices in that area can 

increase quickly by the day. Given this advantage, they cannot possibly accept a low level 

of compensation.  

There is insufficient regulation of the procedures and steps required to determine 

the prices and ensure that said prices adhere to the principle of the law. There is 

inadequate legal basis for the provincial  0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ ÔÏ ÉÍÐÌÅÍÅÎÔ ÁÎÄ ÒÅÓÏÌÖÅ 

price-related grievances as well as to explain to legal inspection and examination 

agencies. The regulation on livelihood stabilization support for households directly 

involved in agricultural production (Article 20 of Land Law 2003), which is calculated 

based on the ratios of in-use agricultural land area to be acquired from 30 percent to 70 

percent and more than 70 percent, is very complicated. Time is needed to clearly 

examine these ratios, especially for projects that have acquired a very large land area 

where thousands of households were affected. 

f. Inadequately Ensured Support, Resettlement, and Conversion of Jobs  

With the rapid development of the country and the accompanying establishment of 

well-constructed industrial parks, export processing zones, and dynamic urban areas, 

the land area devoted to agricultural production has either been reduced or, in some 

cases, totally lost. Thousands of farmers have become landless and jobless, as well. The 

policy of giving a one-time cash compensation to the people from whom land has been 

acquired is inadequate to the demands of restoring and stabilizing their livelihood. The 

people who lost their land must directly benefit from urbanization and be a driving force 

in the urbanization process. Their livelihoods should be fimly linked with urban area 

development. 

First, the matter of unemployment. The people from whom land has been acquired 

naturally want a stable livelihood after they lose their lands. Becoming jobless affects 

their living conditions and families. Every hectare of acquired agricultural  land will 

render four labourers jobless. With half a million hectares of land area already acquired 

between 2001 and 2010, the number of unemployed Vietnamese has been estimated to 

have risen to about a million.  Among households that lost land, 13 percent have 

managed to find nonagricultural jobs in the region; 20 percent remained jobless; and 67 

percent became partially employed by taking on farm work during the cropping season.1 

 The rate of unemployment in the cities tended to be high. In the Red River Delta 

region, the unemployment rate is 16 percent, which is higher than the average level of 

unemployment in the country. The results of the survey taken in eight communes in the 

Red River Delta and Mekong River Delta regions showed that the mostly rural labor 

                                                 
1 Central Institute of Economic Management (CIEM), (2012).  
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force is over 40 years old and this labor force is now spread out in the urban areas 

seeking employment.2  Clearly, solving the problem of providing job opportunities for 

the people from whom land was acquired, including the farmers with little production 

land left, is difficult.  

Second, unfettered migration by people from rural areas to urban areas and 

industrial zones to look for any kind of job, even jobs offering dirt -cheap wages, or jobs at 

labor markets in periurban areas, are big problems for large cities. Statistics indicate 

that millions of seasonal workers migrate to Hochiminh City and Hanoi every year, 

either with or without official registration. The farmers who have been accustomed to 

farm work  now find themselves in a new environment and in new jobs in the city, so 

their  working efficiency is relatively low. Spontaneous migration from rural to urban 

areas puts pressure on the state to create jobs and to provide welfare services for the 

people in the urban areas. 

Land acquisition is creating new conflicts in the process of urbanization and 

industrialization. Conflicts occur (1) between the demand of increasing land resources 

devoted to urbanization and industrialization and the settlement of employment and 

income problems for farmers who lost land; (2) between the requirement of ȰÌÉÂÅÒÁÔÉÎÇȱ 

the labor force, agglomerating land for merchandise production, and the custom of 

ȰÐÅÁÓÁÎÔÒÙ with  ÆÁÒÍ ÌÁÎÄȱ ɉÎÇҏ҉É ÃÛÙ Ãĕ ÒÕ҆ÎÇ) not wanting to leave their place of 

origin ; (3) between the application of science and technology, which reduces the need to 

employ people (because of automation) and the existence of surplus labor; and (4) 

between the focus on productivity and crop yields and the requirement to improve 

quality. 

Third, the acquisition of agricultural land indisputably affects the incomes and 

livelihood of rural residents. After receiving compensation, farming households will have 

a large amount of cash on hand. Unfortunately, they usually lack basic knowledge on 

personal finance to spend this cash reasonably and effectively. A large number of people 

choose to stay in their place of origin (original farming communities) to continue to farm 

a much smaller land area. However, with less work to fill their time,  they become idle, 

thus living out the saying that Ȱidleness is the mother of all evilsȱ ɉÎÈÛÎ Ãҏ ÖÉ ÂѬÔ ÔÈÉѽÎ). 

Not all rural migrants in cities find jobs. While they are looking for jobs in the city, their 

living expenses accumulate, creating an environment conducive to the development and 

spread of social evils. Land acquisition also results in a larger gap in income and in living 

conditions.  Average growth of GDP per capita in the rural areas from 1996 to 2006 was 

2.7 percent compared to 8.8 percent in urban areas. The income of people in the rural 

areas was equal to 54.6 percent of the income of people in urban areas. This was further  

reduced to 47.85 percent in 2006 and 47.45 percent in 2008.3 Such disparity was 

explained by the loss of land, ÔÈÅ ÒÕÒÁÌ ÒÅÓÉÄÅÎÔÓȭ displacement from their residence, 

their unfamiliar ity with nonagricultural types of livelihood, the redundancy of 

                                                 
2 Ibid.  
3 Ibid. 



-31-  

employment, the lack of job opportubities , and the social evils they encountered. 

Industrial zones and urbanized areas are hot spots of social evils and conflicts related to 

land and clearance. 

Fourth, regulation on resettlement conditions. Households and individuals are 

entitled to arrange for resettlement in case they have to leave their place of residence 

because all the residential land in that particular area has been acquired, and there are 

no other suitable residential areas within the commune or the urban ward. There is 

actually some uncertainty in the ȰÄÉÓÐÌÁÃÅÍÅÎÔȱcertification being issued in the case of 

entitled land users (ȰÒÅÄ ÂÏÏËȱ (Ó҄ íҁ)- land-use right certificate). Citizens have, in fact, 

the right to have multiple houses for their use during normal and Ȱunusualȱ times or any 

time at all that the state has not already acquired the land. There are also many cases 

where households in the city occupy an Ȱentitled houseȱ with commercial potential but 

the household chooses to lease another place, rent out their entitled house, and then use 

the ÔÅÎÁÎÔÓȭ rental fee for their living expenses. 

g. Conflicting Benefits for Stakeholders  

First, the relationship between the sÔÁÔÅȭÓ ÒÉÇÈÔ ÁÓ ÔÈÅ ÒÅÐÒÅÓÅÎÔÁÔÉÖÅ ÏÆ various land 

owners and the right of the land users recognized by the law has not yet been harmonized. 

This relationship emphasizes the ÓÔÁÔÅȭÓ right to land acquisition. Another issue that has 

not been settled is the harmonization of the relationship between investors who want to 

use the land and the people from whom land has been acquired. The relationship 

between these two parties seems to be focused on incentivizing an investment 

environment while fast-tracking the clearing of land for the sake of land allocation and 

leasing. Land prices being valued at a much lower price than the real market price for 

the transfer of land-use right encourages investors but garners critic ism from the people 

from whom land was acquired. 

The relationship between land acquisition, allocation, and leasing for economic 

development projects is decided by triple interests. The state only issues a land- 

acquisition decision in case the people who are using the land, being allocated land, or 

who are renting land pay compensation themselves pursuant to approved planning. 

After the completion of land compensation and clearance and the handing over of the 

land by the locality, said land will then belong to the new users to whom the land is 

being allocated and/or rented. The state will collect land-use levy based on ȰÒÁ×ȱ ÌÁÎÄ 

rates (which means that the land is Ȱnot in planningȱ), so the land-use levy to be 

collected will always be low. The bigger difference or balance will go into the ÉÎÖÅÓÔÏÒȭÓ 

pocket. 

In regions with difficult or extremely difficult socioeconomic conditions, the land 

prices used for calculating land-use levy and land rent are very low, but the projects 

themselves profit from the various investment incentives granted to them. For example, 

a project can be exempted from all land-use levy or the land-use levy can be reduced 

between 20 percent and 70 percent. A project can also be exempted from having to pay 

land rental fees for its whole duration or be exempted from the 3- to 15-year land rental 
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fees upon completion of construction. This results in the situation where project owners 

use the land for large-scale projects that sometimes exceed their investment capacity. 

Meanwhile,  the people whose land is under planning or is in the process of being 

acquired by the state or by investors have to discontinue their production or their 

livelihood. 

Second, businesses have made fat profits from the acquisition of urban land. Projects 

involving infrastructure development, especially those being implemented in urbanized 

areas where the people to whom land has been allocated have earned large profits , are 

also a hot spot for grievances. A square meter of land worth several hundreds of 

thousands Vietnamese dong (VND) in compensation can sell for up to millions of VND 

later on. Many investors have made fat profits, particularly in urbanized projects in 

Hanoi, which is indicative of the fact that not every project for which the state acquires 

land is for socioeconomic development.  Still, though, investors have to negotiate with 

land owners if they need land. 

Several projects have converted rented land and allocated land for other purposes 

such as dividing the land into plots to build houses, converting land meant for business 

into land for housing, or leasing the land again in order to benefit from the price 

difference and ȰÍÁËÅ ÐÒÏÆÉÔÓ ÏÎ [the] ÓÈÏÕÌÄÅÒȱ ɉáÎ ÔÒðÎ ÌҏÎÇ) of households that 

received compensation. The cycle of land valuing is putting pressure on the real estate 

market, apartment building projects, and industry and service projects. Residential areas 

selling out to projects like these is wÈÁÔ ÍÁËÅÓ ÔÈÅ ÅÃÏÎÏÍÙ ȰÓÏ ÈÏÔȱ ɉquá nóng). 

Third, the practice of giving out low compensation but selling at high prices. The 

compensation given to people from whom land was acquired is extremely low while 

investors are able to sell their projects at very high prices. The people, however, rarely 

oppose this situation for public-infrastructure projects like schools and hospitals. The 

ȰÒÁÍÐÁÎÔȱ ɉtràn lan) overuse of administrative decisions in land acquisition is also 

instrumental in increasing the abuse of power and the occurrence of corruption in land-

related matters. The negotiation mechanism is stuck as investors and the people from 

whom land was acquired could not agree on compensation prices. There should be a 

suitable mechanism on land prices to solve the issue of benefits related to land rental. 

h. Weak Management of Land Acquisition, Compensation, and Clearance 

and Inefficie nt Grievance Redress System 

Government statistics show that over the past five years, land-related complaints 

from citizens accounted for more than 70 percent of total complaints. Nearly all of these 

complaints are about compensation, support, and resettlement when the state acquires 

land to implement socioeconomic development projects. One possible reason for the 

complaints is the lack of publicity and transparency from the planning to the land 

acquisition stages. The validity and efficiency of the grievance-resolution process is also 

reduced ÂÙ ÔÈÅ ÐÕÂÌÉÃȭÓ lack of comprehension on, and the lack of unity among, the 

various legal regulations governing the resolution of grievances in land-related disputes. 

It is also one of the reasons for the prevalence of complaints and the Ȱskipping [the] 
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ÍÉÄÄÌÅ ÌÅÖÅÌÓȱ ɉÖҏҌÔ ÃѬÐ) situation because the people themselves find all of these 

regulations hard to understand. 

First, land administration is weak and loose. Many officials and staff are corrupt and 

seek ways to profit  from land administration. The processes of land acquisition, 

compensation, clearance, support, resettlement, and job creation are sometimes not well 

done; are riddled with mistakes or faults; or are marked by the lack of publicity, 

democracy, and equality, which results in disagreement and complaints from the people. 

In the land sector, there is a lack of consistency in legal regulations in terms of the 

prescription for filing complaints. This lack of consistency also influences the resolution 

of grievances. The law states that for the resolution of civil cases on land-related 

complaints, the complaining prescription is within 45 days of the ending date of the 

duration of the resolution as long as the complaints have not been settled yet or from the 

date of receiving a resolution decision to which the complainants did not agree. 

However, according to the grievance law, Ȱthe prescription of complaint is 90 days from 

the date of receiving [the] civil decision or informed about the civil decision.ȱ Clearly, 

there is inconsistency in the determination of the prescription of complaints starting 

from duration of resolution of a first -time complaint, the duration of resolution of 

subsequent complaints, or the start of the resolution of civil-case complaints in court 

involving the above-mentioned legal documents. The understanding on the prescription 

according to the land law is not accurate while the shortening of the prescription of 

complaints to 30 days will not ensure the legitimate rights and benefits of the citizens. 

Second, ÐÅÏÐÌÅȭÓ awareness on obeying the law on is limited, so their requests and 

claims may not always fall within the bounds of the law. There are cases that are strictly 

resolved and clear cut, but which lead to the skipping of the authorized levels for filing 

and resolving complaints. Violation of the duration of complaint resolution is common, 

especially for complicated cases involving land reclamation, compensation, and land 

disputes where the resolution has dragged on for years. The latter is usually caused by 

the difficult and time-consuming examination and inspection process; the numerous 

steps in the resolution procedures, which usually involve various agencies with different 

opinions; and the ÁÕÔÈÏÒÉÚÅÄ ÁÇÅÎÃÉÅÓȭ lack of responsibility. 

Industrialization and urbanization is indispensable in developing the country and 

improving the life of the citizenry. The people, however, should be involved in the 

discussion and be part of the decision-making process. The problem is how to bridge the 

thoughts of leaders and the people to enable them to talk with a common voice and 

transform their  perception in order for urbanization to proceed smoothly and rapidly. 

The participation and agreement of the community is the core solution to reducing 

ÐÅÏÐÌÅȭÓ ÃÏÍÐÌÁÉÎÔÓ ÁÎÄ ÂÏÏÓÔing the urbanization process. A mechanism on community 

consultation and agreement in decisions related to land should be specifically stipulated 

in the land law. 
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3. Narration of Case  Study on Land Acquisition and Compensation  

a. Selection of the Case Study  

In order to illustrate the issues occuring in the actual implementation of land 

acquisition and compensation, the two districts of Thanhtri and Hadong, areas on the 

outskirt s of the rapidly urbanizing city of Hanoi, were selected for the case study. These 

two districts were chosen for the case study because they are developing/urbanizing  at a 

rapid rate. Large tracts of land in Hanoi City ,  especially agricultural land, have already 

been acquired, and are being developed for various infrastructure projects such as 

expressways, urbanized residential areas, offices, and commercial and entertainment 

complexes. 
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  Location s of Thanhtri and Hadong  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A number of considerations were taken into account in the selection of the two 

cases. First, the projects were developed on acquired land, thus bringing a component of 

compensation into the land acquisition process. Second, the projects were large and 

involved multifaceted compensation problems. Third, the two projects are located in 

Hanoi City  and were, therefore, comparable. Fourth, the projects were of different 

development types and included a mix of residential, transportation, office, commercial, 

and entertainment functions. Fifth, the projects involved various types of developers 

such as private, local, and joint ventures. These aspects were taken into account in order 

to have a fair representation of the various compensation issues in this study. 

Interview samples were randomly selected in different development projects in 

the study cases. Fifty people from whom land has been acquired in each of the two study 

cases were selected for interview s and discussion. The issues taken into consideration 

were related to land recovery, including (1) procedures on land acquisition; (2) 

compensation and assistance after land recovery; (3) compensation prices; (4) 
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information disclosure; (5) resettlement; (6) livelihood restoration ; and (7) grievance 

redress. 

b. Narration of Case Study and Responses on Issues Related to Land 

Acquisition and Compensation  

Responses from the interviewees in both cases were combined and classified 

following the above-mentioned issues. Of the 100 people surveyed from whom land was 

acquired, there were 60 cases subject to the recovery of agricultural land (60.0 percent), 

35 cases subject to the recovery of residential land (35.0 percent), and 5 cases subject to 

the recovery of nonagricultural and nonresidential land (5.0 percent). Among the total of 

35 cases subject to the recovery of residential land, 11 cases were subject to 

resettlement (31.4 percent). Collected information from these different categories of 

impacts in the survey subjects are illustrated below. 

Table 1. Number of interviewed cases as types of impacts  

  Number people interviewed  % of total survey  

Subject to the recovery of agricultural land 60 60.0 

Subject to the recovery of residential land 35 35.0 

Of which: subject to resettlement 11 31.4 

Subject to the recovery of nonagricultural 

and nonresidential land 
5 5.0 

Total 100 100.0 

ĕ Assessment of land compensation and compensation problems 

In the discussions related to land acquisition by the state and private entities, it 

was noted that land acquired by the state is  used mainly for public and national interest 

such as transportation infrastructure  (e.g., Highway No. 1 in the Thanhtri district)  and 

government offices (e.g., Hadong district). The state recovered land through 

administrative decisions while other sectors negotiated for land transfer by themselves. 

These two entities (state and other sectors) used different compensation mechanisms. 

The state applied compensation based on an approved land-acquisition plan that offered 

much lower rates while the private sector struck deals with land users and offered the 

latter market rates. Projects involving public infrastructure were paid less than other 

types of projects implemented by the private sector whose purpose was economic 

development.  In these two situations, the local authorities always preferred the stateȭÓ 

method of acquiring land and compensating land users but the people from whom land 

was being acquired preferred to negotiate directly with project owners/investors.  
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Table 2. Comparison between sectors involved in land acquisition  

 
State Private sectors  

Purpose of land acquisition 
For the development of national 

interests and public infrastructure  
For the ÐÒÏÊÅÃÔ Ï×ÎÅÒÓȭ ÉÎÔÅÒÅÓÔÓ 

Method of acquisition By administrative decisions By economic contracts 

Negotiation in the process 

of land acquisition 

The people from whom land is 

acquired have to accept the ÓÔÁÔÅȭÓ 

decision 

.ÅÇÏÔÉÁÔÅÄ ÂÁÓÅÄ ÏÎ ÂÏÔÈ ÓÉÄÅÓȭ 

interests 

Methods of compensation Land for land or for cash Land for cash 

Compensation prices 

Compensated based on the sÔÁÔÅȭÓ 

regulated prices with lower rates 

compared to market ones 

Negotiated based on market 

prices 

As has been discussed, the acquisition of land for public purposes is always and 

unconditionally supported by the people. This mechanism, however, is actually misused 

and violates the entitlements and legal interests of the land users. Land acquisition 

through the administrative decisions of government authorities seems to penalize land 

users. It was revealed in the discussion that the people from whom land has been 

acquired by the private sector for the purpose of economic development were  actually 

happier than those whose land was acquired by the state. The former felt they had more 

rights and that they played a role in negotiating with the project owners for the methods 

of acquisition and for higher compensation rates. The opposite situation with the state 

resulted in inadequate compensation that will generate difficulties and prolong the land- 

acquisition process. 

Another issue discussed involved the relationship among the three actors involved 

in land acquisition, allocation, and leasingɂthe state, the land users, and the developers.  

The state in public-purpose projects issues the land-acquisition decision and then the 

developers to whom land is allocated or leased pay the compensation themselves based 

on the approved plan. After the land clearance is done, district authorities hand the land 

over to the new land users (i.e., the developers) and collect land-use levy based on the 

Ȱcrudeȱ ÏÒ ȰÒÁ×ȱ land prices, which lowers the rates. Meanwhile, the large balance goes 

to the project owners. The primary market should belong to the state but the state did 

not fully cover this issue while providing administrative decisions. Instead, it allowed the 

developers to work through the issue with land users. 

Developers appear to have profited handsomely from infrastructure development 

projects and urban area development projects. They pay a dirt -cheap rate for a square 

meter of land from which they can make a fat profit. This means that the state is not 

always responsible for recovering land for all  public-infrastructure type of projects; in 

some cases, the developers/investors  negotiate directly with the land users. 
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ĕ Procedures on land acquisition 

A total of 100 people were asked to assess the level of complexity of the 

procedures on land acquisition (see table 3). Of this number, 18 had no opinions on this 

issue. Of the 82 respondents who gave their opinions, 36 (43.9 percent) said that they 

found the procedures on land acquisition to be complicated and they believed that some 

legal documents were required. Ten people (12.2 percent) assumed that these 

procedures were very complicated, requiring a lot of legal papers. Twenty-four 

respondents agreed that these procedures were quite simple while 12 respondents said 

they found them simple.  

Table 3. Assessment of the level of comp lexity of the land -acquisition procedures  

  

Simple, not 

requiring a 

lot of legal 

documents  

Quite 

simple, not 

requiring a 

lot of legal 

documents  

Complicate

d, requiring 

some legal 

documents  

Very 

complicate

d, requiring 

a lot of 

legal 

documents  

Total 

responses 

No 

response 

Number of 

comments 
12 24 36 10 82 18 

% of total 

respondents 
14.6 29.3 43.9 12.2 100.0 

 

The land-acquisition procedures that 44 percent of total respondents considered 

Ȱcomplicatedȱ and 12 percent of total respondents considered sometimes Ȱvery 

complicatedȱ were those where the government required the provi sion of additional 

guiding documents in order to simplify said procedures. This means that many current 

regulations were promulgated but are actually inefficient in specializing and simplifying 

the even more complicated procedures 

required in land acquisition. Meanwhile, 

the respondents also believed that the 

complexity of the procedures on land 

acquisition was not solely due to the 

overlapping documents promulgated by 

authorized levels over time. The 

procedures were also made more 

complicated by land staff/personnel who 

sought to profit from the land-acquisition 

process and harass land users.  

When asked about the time of land acquisition, most of respondents said that land 

recovery was carried out after the payment of compensation and support. 



-39-  

Table 4. Time of land acquisition  

  
Before 

payment  

After 

payment  

Respondents 

do not 

remember  

Respondents 

do not know  
Total  

Number of 

comments 
8 77 10 5 100 

% of total 

surveyed 
8.0 77.0 10.0 5.0 100.0 

To be paid compensation and support, the people whose land was acquired must 

be entitled (i.e., must possess a legal land-use right certificate) and must sign the paper 

handing over the land to the state and/ or investors. To take land from the users, the 

state and/or investors must allocate a certain amount of time to conduct an inventory of 

loss, a census, and a detailed measurement survey to make a list of lost land (in type and 

area) and lost assets attached to the land (e.g., houses, auxiliaries, crops, and trees, etc.). 

This procedure takes months, which is why some respondents said they did not 

remember the exact time of land acquisition.  

Table 5. Duration of the completion of the land -acquisition procedures  

  Too long Long 
Acceptabl

e 
Short  

Very 

short  

Total 

comment

s 

No 

comment  

Number of 

comments 
8 35 29 5 0 77 23 

% of total 

respondents 
10.4 45.5 37.7 6.5 0.0 100.0 

 

Table 5 shows ÔÈÅ ÒÅÓÐÏÎÄÅÎÔÓȭ assessment of the duration of the process for the 

completion of land acquisition. Nearly half 

of the respondents (45.5 percent) found 

that the land acquisition procedures took 

Ȱlongȱ to undertake while 10.4 percent 

ÄÅÅÍÅÄ ÔÈÅ ÐÒÏÃÅÓÓ Ȱtoo longȱ starting 

from the announcement of land-acquisition 

planning to the actual land handover.  

The results of the survey reflect to 

some extent of the different facets of the 

land acquisition procedure, including the complicated process that goes through 

numerous levels and sectors for appraisal and approval, the number of documents 

required, and the long duration of the completion of procedures. 

ĕ Compensation and support after land acquisition 
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Five days after the provision of the written notice of the detailed compensation 

plan to the affected people, the district -level compensation and resettlement committee 

must pay the households compensation and cash assistance (Article 58, Decree 

84/2007). However, various reasons are given for the delay in the allocation of money 

and the release of the budget, so it takes a long time (usually within a few weeks to 

months) from the announcement of the detailed compensation and cash assistance until 

the actual instalment of the money. Of the 100 people surveyed, 51 respondents 

complained about the Ȱlongȱ process involved in the payment of compensation and 

support to the people from whom land was acquired. Five respondents expressed 

disappointment in the Ȱvery longȱ process while 25 respondents said that the duration 

was Ȱquite shortȱ (table 6). 

Table 6. Duration of the completion of payment of compensation and support  

  

Very long  Long 
Quite 

short  
Short  

Very 

short  

Do not 

remembe

r  

Total  

Number of 

comments 
5 51 25 0 0 19 100 

% of total 

surveyed 
5.0 51.0 25.0 0.0 0.0 19.0 100.0 

From the results, it can be argued that 

even though the government has already 

promulgated various regulations to 

simplify and speed up the process of 

payment of compensation and support for 

the people since their land, their primary 

means of livelihood, has been acquired, 

very little changes have taken place to 

shorten the duration of this process. People 

have to wait, while taking little to no action with their land, until the payment is settled, 

which can take a while. So here is a paradoxical situation where land is left unused while 

the land users are unable to produce anything or cultivate any more crops on their land. 

After the long wait for the completion of the land-acquisition procedures, the people 

from whom land was acquired still have to wait for the authorized agencies to finish the 

payment process.  

Table 7. Compensation options  

  
Paid in cash in 

full  

Paid in cash in 

instalments  
Land for land  

Respondents 

do not know  
Total  

Number of 

comments 
63 28 0 9 100 
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% of total 

surveyed 
63.0 28.0 0.0 9.0 100.0 

Survey results (table 7) show that 63 percent of the respondents said they were 

paid compensation in full while 28 percent were paid in instalments due to the 

adjustments in the detailed compensation and assistance plan. No households were 

compensated by land for land as land funds, especially wet rice agricultural land in the 

urban localities, are very limited.  

The results of the survey on how people use the compensation and the assistance 

payment for livelihood rehabilitation are summarized in table 8. Compensation, 

assistance, and resettlement is meant to facilitate the rehabilitation of the lives of the 

people whose land was acquired and to restore their livelihood to a level that will at 

least be equal to the preproject level. However, there are questions as to whether these 

objectives (e.g., rehabilitation of disrupted lives, restoration of lost livelihoods) can be 

achieved, and these questions are a big concern for the stakeholders and the community. 

Ineffective use of the compensation and the assistance payment can lead to 

consequences not only for the people whose land was acquired but also for society in 

general.  

Table 8. Use of the compensation and assistance payment  

  Number of comments  % of total comments  

Savings 9 5.3 

Shopping 22.1 12.9 

Repairing houses 27.2 15.9 

Buying new agricultural land or investing in 

production in the remaining agricultural 

land 

13 7.6 

Buying new residential land 4 2.3 

Investing in business and career conversion 35 20.5 

Investing in education for children 18 10.5 

Payment of debt 13.6 8 

Living expenses 13 7.6 

Did not know 16 9.4 

Total 171 100.0 

Note: respondent has more than one comment 
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On the matter of how they intended to 

effectively and efficiently utilize the funds 

they received from the compensation, 

support and assistance, the respondents 

said that they planned to use the money to 

invest in business and in education that will 

give them the skills they need to shift to a 

new job as their means of livelihood will 

have to change after they lose their land. 

Once the people living in the areas surrounding an urbanized city lose their land, it will 

be difficult for them to find suitable careers that will enable them to restore their 

livelihood if they move into city or in other urbanized areas. The respondents also use 

the money to repair houses and build/extend auxiliary structures (e.g., kitchen, 

bathroom), and go shopping (e.g., purchase motorbikes, TVs, home appliances).  

ĕ Compensation prices 

The most important issue is that all the people subjected to land recovery pay 

attention to compensation prices. Compensation prices for acquired land are 

promulgated ÁÎÎÕÁÌÌÙ ÂÙ ÔÈÅ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ but the real estate market 

fluctuates all the time, which leads to differences between the compensation prices and 

the market prices. Table 9 shows that 62.7 percent of total respondents said they were 

ȰÄÉÓÓÁÔÉÓÆÉÅÄȱ ×ÉÔÈ ÔÈÅ compensation price while 26.7 percent was Ȱvery dissatisfiedȢȱ 

The percentage of respondents that said they felt Ȱsatisfiedȱ and Ȱvery satisfiedȱ with the 

compensation price is small, accounting for only 4 percent of the total number of 

respondents. Of the 75 respondents, 6.7 percent found the compensation prices 

acceptable (see table 9). 

Table 9. Level of satisfaction  on compensation prices  

  
Very 

satisfied  
Satisfied  

Acceptab

le 

Dissatisfie

d 

Very 

dissatisfie

d 

Total 

response

s 

No 

response

s 

Total  

Number of 

responses 
1 2 5 47 20 75 25 100 

% of responses 1.3 2.7 6.7 62.7 26.7 100.0 
  

The reasons for the large percentage 

of dissatisfaction on compensation prices 

are the following: (1) the actual market 

prices being used for land transfer are 

ÍÕÃÈ ÈÉÇÈÅÒ ÔÈÁÎ ÔÈÅ ÓÔÁÔÅȭÓ compensation 

prices, and the lack of easy transfer 

procedures; (2) the amount of 

compensation land users receive is quite 
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insufficient for them to buy land, even land that is smaller and of poorer quality than the 

land they used to own, in order to regain some semblance of a normal life. Moreover, the 

time between the lodging of the application for compensation and the actual time the 

compensation is paid is usually long while the prices of land and other commodities 

greatly vary/fluctuate, which creates more difficulties for the people from whom land 

was acquired. 

Table 10 shows that most of the respondents found the compensation price lower 

than the market price, with only two respondents saying they found it close to the 

market price. More than 80 percent of the total number of respondents assumed that 

compensation price was much lower than the market price (89.4 percent for 

compensation price for agricultural land and 85.2 percent for residential land). The 

percentage of respondents that found the compensation rate for agricultural land a bit 

lower than the market price was 8.5 percent while it was 11.1 percent for agricultural 

land.  

Table 10. Assessment of the adequacy level of the compensation price for land in 

comparison with the market price  

 
Agricultural land  Residential land  

  
Number of 

comments  

% of total 

comments  

Number of 

comments  

% of total 

comments  

Much lower than the market price 42 89.4 23 85.2 

A bit lower than the market price 4 8.5 3 11.1 

Close to the market price 1 2.1 1 3.7 

Higher than the market price 0 0 0 0 

Total responses 47 100.0 27 100.0 

Respondents did not know 13 
 

8 
 

Total 60 
 

35 
 

As confirmed by the high percentage of respondents who were asked about the 

adequacy of compensation prices for both agricultural and residential lands, the 

compensation prices are much lower than the market prices. The price table prepared 

ÂÙ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÉÓ, however, valuated based on the survey on market 

prices and when applied in compensation, is still unacceptable to most of people from 
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whom land was acquired.     

The difference between the compensation prices and the market prices is clearly 

evident in the assessment of the availability of use of the compensation money to buy an 

equivalent parcel of land at another location with in the same time period. Results of the 

survey show that 48 out of 60 respondents whose agricultural lands were acquired said 

that the compensation money was not enough to buy an equivalent parcel of land at 

another location with in the same time period and only one respondent thought that it 

was enough. Eleven respondents (accounting for 18.3 percent) out of the total surveyed 

subject to agricultural land recovery said that they did not know whether the amount of 

compensation they received was sufficient or not to buy and equivalent parcel of land 

within the same time period. The results of the survey for both agricultural and 

residential land are presented in table 11. 

Table 11. Use of the compensation money to buy an equivalent parcel of land at 

another location with in the same time period  

  Agricultural land  Residential land  

  
Number of 

comments  

% of total 

comments  

Number of 

comments  

% of total 

comments  

Not enough 48 80 29 82.9 

Just enough 1 1.7 0 0 

Abundant 0 0 0 0 

Responding that they did know 11 18.3 6 17.1 

Total 60 100.0 35 100.0 

Land transfer in these areas is very 

dynamic. One of the reasons for the difficulty  

in using the amount given for compensation 

to purchase land of the same type in the 

same area is the real estate speculation going 

on in the surrounding areas that causes land 

prices to rise, creating a real estate bubble. 

People are selling their lands at dumping 

prices while buying land at crazy prices right 

ÁÆÔÅÒ ÌÁÎÄ ȰÇÏes ÔÈÒÏÕÇÈ ÔÈÅ ÈÁÎÄÓȱ ÏÆ ÌÁÎÄ ÓÐÅÃÕÌÁÔÏÒÓȢ  

ĕ Information disclosure 

The disclosure and dissemination of information is an important function of all 

agencies and institutions responsible for determining the compensation, support and 

resettlement of those subject to land recovery. This includes information on (1) the 

purpose for the recovery of the land; (2) implementation plans; (3) land prices; (4) 

benefits; and (5) the right to lodge complaints and appeals. If the information is 

disclosed well, the number of complaints would be reduced significantly.  
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From the data in table 12, we can see that of 100 people surveyed, 53 respondents 

participated in meetings involving information disclosure while 31 respondents said 

they did not ever participate in the meetings while the others said they did not 

remember. 

Table 12. Number of participants in meetings involving information disclosure  

  
Participate

d 

Did not 

participate  

Did not 

remember  

No 

responses 
Total  

Number of responses 53 31 16 0 100 

% of responses 53.0 31.0 16.0 0.0 100.0 

Table 13 shows the different methods used to disseminate information about the 

projects. Data indicate that 31.6 percent of total respondents said the information they 

received was verbally disseminated by the locals, 25.1 percent said they got information  

via the local broadcast system; 18.3 percent said information was verbally disclosed 

during meetings at the village level. Meanwhile, 2.7 percent of total respondents said 

they participated in the meeting on the project information disclosure. A few 

respondents (3 percent) said they read the notice of land recovery posted at the 

ÃÏÍÍÕÎÅȾ×ÁÒÄ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ orread it by chance while going to the 

ÃÏÍÍÕÎÅȾ×ÁÒÄ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ for other administrative procedures. 

Table 13. Methods of info rmation disclosure  

  
Number of 

comments  

% of 

comments  

Verbally informed by commune and village officers  39 14.8 

Read the notice of land recovery posted at the commune 

PÅÏÐÌÅȭÓ Committee 
8 3 

Participated in the meeting disclosing information on the 

project  
7 2.7 

Verbally disclosed at village-level meetings  48 18.3 

Disclosed via the local broadcast system 66 25.1 

Verbally disseminated by the local people 83 31.6 

Do not remember 12 4.6 

Total  263 100.0 

Note: respondent has more than one comment 

Table 14.  2ÅÓÐÏÎÄÅÎÔÓȭ Ìevel of understanding of disclosed  informati on  

  

Very easy 

to 

understan

d 

Easy to 

understan

d 

Able to 

understan

d 

Difficult to 

understan

d 

Very 

difficult to 

understan

d 

Respon-

dents did  

not  know  

Total  
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Number of 

comments 
3 29 51 10 2 5 100 

% of total 

respondents 
3.2 30.5 53.7 10.5 2.1 5.0 100.0 

The above analyses clearly show that the majority of people subject to land 

recovery found the disseminated information on compensation, support, and 

resettlement not too difficult to understand. Only 12.6 percent found it Ȱdifficultȱ or 

Ȱvery difficultȱ to understand. These results show that the ÁÄÍÉÎÉÓÔÒÁÔÏÒÓȭ sense of 

responsibility and attention have considerably improved. 

Table 15 shows the results of the assessment of ÔÈÅ ÒÅÓÐÏÎÄÅÎÔÓȭ satisfaction with 

the dissemination of the information on compensation, assistance, and resettlement. The 

data indicate that 33 percent felt Ȱsatisfiedȱ with the information disclosure, 46 percent 

considered it Ȱacceptable,ȱ and 19 percent were Ȱdissatisfiedȱ and Ȱvery dissatisfied.ȱ 

Only 2 out of 100 respondents felt Ȱvery satisfiedȱ with the information disclosure.  

Table 15. 2ÅÓÐÏÎÄÅÎÔÓȭ Ìevel of satisfaction with the information disclosure  

  
Very 

satisfied  
Satisfied  Acceptable  Dissatisfied  

Very 

dissatisfied  
Total  

Number of 

responses 
2 33 46 12 7 100 

% of 

responses 
2.0 33.0 46.0 12.0 7.0 100.0 

There are three reasons why the respondents felt dissatisfied with the information 

disclosure; namely, (1) only representatives 

of village leaders and households 

participated in the meetings where 

information was disclosed; (2) there were 

no handouts or project information booklets 

for the respondents to refer to; and (3) the 

information w as general in nature, focusing 

mostly on the land- recovery plan; the cut-

off date as well as compensation prices were 

not mentioned even though the latter two were the issues most people were concerned 

about. 

ĕ Resettlement  

Of the 100 respondents, 35 had their residential land acquired. Eleven of the 35 

respondents were displaced because their land was wholly recovered. Seven 

respondents out of the 11 opted to resettle in an already developed resettlement site 

while the four respondents chose to move themselves. 
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In the discussion with the households slated for removal, it was understood that 

two out of 11 considered the conditions in the proposed resettlement site unsuitable to 

their respective householdsȭ needs or do not meet the householdsȭ desires. Four 

respondents assessed the resettlement site to be acceptable, two said ÉÔ ×ÁÓ Ȱless 

suitableȟȱ and three respondents said it was Ȱtotally unsuitableȱ for the displaced 

households (table 16). 

Table 16. 2ÅÓÐÏÎÄÅÎÔÓȭ ÁÓÓÅÓÓÍÅÎÔ ÏÆ suitability of resettlement site  

  

Very suitable 

with living 

conditions and 

livelihood 

development  

Suitable with 

living 

conditions and 

livelihood 

development  

Not very 

suitable but 

acceptable 

Less 

suitable  

Not 

suitable  
Total  

Number of 

comments 
0 2 4 2 3 11 

% of 

comments 
0.0 18.2 36.4 18.2 27.3 100.0 

One of the prerequisite conditions of resettlement policies is to provide the 

resettlers with better living conditions, or 

living conditions that are at least equal to 

the ones they previously had, when they 

move to the new resettlement sites. In 

particular, it is very important to  ensure 

that the resettled people have full rights to 

choosing a suitable place and were fully 

consulted about all relevant issues such as 

livelihood development, ÔÈÅ Ȱcarrying 

capacityȱ ÏÆ ÔÈÅ ÒÅÓÅÔÔÌÅÍÅÎÔ ÓÉÔÅ, the availability of infrastructure ( e.g., power, roads, 

schools, healthcare facilities, etc.), and potential  harmonization issues (e.g., the 

traditions and culture of the host community). 

Resettlement sites were developed for the people displaced from the case study 

areas. However, these resettlement sites were usually far from their original place of 

residence, and the resettlers had to move into ready-built apartments with inadequate 

basic facilities/ conditions. Some resettlement sites, in particular, had already been 

developed for five to ten years but in all that time, only had a few resettlers living in 

them. This is a waste of resources while resettlers are living in very difficult and even 

worse conditions.  

ĕ Livelihood development 

An assessment was done to determine the level of impact of land acquisition on the 

livelihood of 100 households. The results showed that land recovery Ȱvery severelyȱ 

affected 18 households, Ȱseverely ÁÆÆÅÃÔÅÄȱ 27 households, Ȱquite severely ÁÆÆÅÃÔÅÄȱ 39 
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households, and ȰÄÉÄ ÎÏÔ severelyȱ affect 12 households. Four households said that land 

acquisition by project had no impact on their livelihood. It had a minor impact on trees 

and assets but not on land (table17). 

Table 17. Level of impact of land recovery on ÒÅÓÐÏÎÄÅÎÔÓȭ livelihood  

  
Very 

severe 
Severe 

Quite 

severe 
Not severe 

No impact 

on 

livelihood  

Total  

Number of 

comments 
18 27 39 12 4 100 

% of comments 18.0 27.0 39.0 12.0 4.0 100.0 

In addition, there were 208 

comments about the impacts of land 

acquisition on households, including (1) on 

daily life, production, and business 

disruption  (44.2 percent of total 

comments); (2) the reduction in the 

available cultivable land due to the partial 

acquisition of agricultural land and the 

reduction in Á ÆÁÍÉÌÙȭÓ ÉÎcome when 

residential land is acquired (26.9 percent of total comments); (3) the loss of production 

land or the fact that only a very small area of production land remained forced 

households to shift to another source of livelihood (16.8 percent); (4) loss of income (4.3 

percent); and (5) relocation (5.3 percent) (table 18). 

Table 18. Impact of land recovery on ÒÅÓÐÏÎÄÅÎÔÓȭ livelihood  

  Number of comments  % of total comments  

Decrease in income 56 26.9 

Loss of income  9 4.3 

Career conversion 35 16.8 

Disturbance in living situation 92 44.2 

Relocation 11 5.3 

No impact  5 2.4 

Total 208 100.0 

Of the 208 comments, 35 indicated that the respondents had to change jobs. Table 

19 shows the types of jobs the households had to shift to after they lost their land. A total 

of 62.9 percent of the comments indicated that the respondents were primarily farmers 

who had to move to nearby areas or to the inner city to find other jobs. However, these 

people were mostly unskilled workers, so the only jobs they managed to get were of the 

blue-collar variety involving manual labor and lower pay. Twenty percent of the 

comments indicated a plan to open small kiosks or inns while 11.4 percent said they 
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underwent vocational training for alternative sources of livelihood such as welding, 

carpentry, and home-appliance repair. A total of 5.7 percent of the comments indicated a 

plan to undertake a home-based handicrafts-making business.   

Table 19. Types of jobs respondents shifted to  

  Number of comments  % of comments  

Small business 7 20.0 

Home-based handicrafts making 2 5.7 

Unskilled/blue -collar work  in other areas 22 62.9 

Undergo vocational training 4 11.4 

Total 35 100.0 

Data in table 20 indicate that the types of assistance given to the respondents for 

livelihood restoration and development are few and not diversified.  Of the total number 

of comments, 93.7 percent indicated that cash was received in full  while 6.3 percent 

indicated that cash was received in addition to the respondents being given first priority 

for hiring if they ever applied for work  in the project. 
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Table 20. Forms of assistance given for livelihood restor ation  

  Number of comments  % of comments  

In cash in full 45 93.7 

In cash in instalments 0 0.0 

Priority policy for project  hiring  0 0.0 

In cash and priority policy for project  

hiring  
3 6.3 

Total respondents 48 100.0 

No answer 52 
 

Total 
  

The amount of compensation and support given, whether or not it was sufficient to 

enable the people from whom land was acquired to recover and develop a new source of 

livelihood coupled with other forms of assistance (e.g., cash, prioritization of the local 

workforce for recruitment into the project), met the ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ. 

Table 21. Level of ÒÅÓÐÏÎÄÅÎÔÓȭ satisfaction with income -restoration programs vis-

a-vis the demands of the people affected  

 
Number of comments  % of comments  

Fully satisfy the demand  0 0 

Partly satisfy the demand 35 35 

Did not satisfy the demand yet  17 17 

Absolutely do not satisfy the demand  0 0 

Do not know 48 48 

Total 100 100 

ĕ Assessment of grievance redress 

Table 22 compares the number of people interviewed that were not satisfied with 

the compensation-, support-, and resettlement-related activities and the number of 

people that actually lodged complaints about these matters. 

Table 22. Complaints relat ed to compensation, assistance , and resettlement in the 

case-study  areas 

  

Number of 

dissatisfied 

people  

Number of 

complaints  

% of dissatisfied 

people that 

lodged a 

complaint  

Compensation price is low 68 3 4.4 

The results of detailed measurement survey 

are inadequate 
7 2 28.6 

Payment of compensation is delayed 2 0 0.0 

The remaining area of agricultural land is 1 1 100.0 
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Number of 

dissatisfied 

people  

Number of 

complaints  

% of dissatisfied 

people that 

lodged a 

complaint  

not arable and supposed to be compensated  

The resettlement site is not suitable to the 

demands/needs of the relocated households 
3 1 33.3 

Procedures on compensation and assistance 

are complicated and take much time 
33 0 0.0 

Total number of comments 114 7 6.1 

No responses 19 93 
 

Total  247 107 
 

Note: Respondent has more than one comment 

Survey data showed that people from whom land was acquired had many 

comments indicating dissatisfaction with various aspects of the compensation, support, 

and resettlement activities. Of the total number of people interviewed, 68 said that they 

found the compensation prices too low (59.6 percent of total comments); 33 people 

(28.9 percent of total comments) found the administrative procedures related to 

compensation and support complicated and time consuming.  Of the total number of 

comments, 11.5 percent were about various issues, including the following: (1) the 

results of the inventory of loss seemed to be incomplete and inexact; (2) delayed 

payment of compensation; (3) requests for remaining land to be acquired in full and that 

the corresponding compensation be paid (i.e., compensation equivalent to what would 

have been paid if the land had been  wholly acquired; this is in the case of households 

whose agricultural land was partially acquired but the remaining land could not be 

ÃÕÌÔÉÖÁÔÅÄ ÄÕÅ ÔÏ ÉÔÓ ȰÉÒÒÅÇÕÌÁÒ ÓÈÁÐÅȱ ÏÒ ÂÅÃÁÕÓÅ ÉÔ ×ÁÓ ÔÏÏ ÓÍÁÌÌɊȠ and (4) resettlement 

sites have unsuitable living conditions for the family and do not meet the requirements 

for livelihood development. 

Only a few people who expressed dissatisfaction with the compensation, support, 

and resettlement activities actually lodged complaints with the agencies concerned for 

appropriate action (only 6.1 percent of the total number of dissatisfied people). The rest 

only complained among themselves because they feel that airing grievances is a 

sensitive activity, and the results from such actions are usually not what the aggrieved 

parties expect. When asked why they chose not to complain if they were not satisfied 

with the compensation, support, and resettlement activities of the project (and 

compensation, in particular), 70 percent said they recognized that they have to obey the 

sÔÁÔÅȭÓ ÐÏÌÉÃÉÅÓ, and lodging grievances/complaints is a waste of time while the results 

do not meet their expectations. 
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Table 23. Number of complaints resolved  

  Resolved Not resolved yet  Not resolved  

Number of 

comments 
7 0 0 

% of comments 100.0 0.0 0.0 

Out of 100 interviewees, only seven lodged complaints with the authori ties. Their 

complaints were all resolved but only one respondent was satisfied with the resolution. 

Four found the resolution acceptable while two felt dissatisfied. 

Table 24. Time taken to resolve complaint s 

  Quick On time  Slow Very slow  Total  

Number of  

comments 
1 2 3 1 7 

% of comments 14.3 28.6 42.9 14.3 100.0 

Table 25. Level of satisfaction with results of resolution of complaints  

  Satisfied  Acceptable  Dissatisfied  
Very 

dissat isfied  
Total  

Number of 

comments 
1 4 2 0 7 

% of comments 14.3 57.1 28.6 0.0 100.0 

These people also said that they encountered difficulties in the process of lodging 

complaints and seeking resolutions to their grievances. From the data in table 26, it can 

be seen that some of the major difficulties the people encountered were (1) lack of 

knowledge on how the grievance-redress mechanism works (20 percent); (2) 

complicated resolution procedures (20 percent); (3) time-consuming resolution 

procedures (40 percent); and (4) lack of instruction s on how to seek redress for 

grievances (10 percent). 

Table 26. Difficulties encountered during the complaints process and resolution of 

complaints  

  Number of comments  % of comments  

Do not know grievance-redress 

mechanism  
2 20.0 

Complicated procedures 2 20.0 

Loss of time waiting 4 40.0 

No guidance 1 10.0 

No difficulties 1 10.0 

Total 10 100.0 

Note: respondent has more than one comment 
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4. Proposals for the Improvement of Practices in Land Acquisit ion in Vietnam  

a. Proposal to Reform Mechanisms and Procedures on Land Acquisition  

First, finalize legal grounds and regulations on resettlement in case of involuntary 

resettlement. The state holds the initiative in land acquisition after land planning is 

approved and announced or after proposed investment projects have been deemed to be 

suitable for planning. It should clearly specify in detail the cases in which the state 

acquires land for national defense and security, national interest, public interest, and 

socioeconomic development projects. 

The state recovers land for the purpose of economic development if the land is to 

be used for industrial  zones, high-tech parks, economic zones, and big investment 

projects following government regulation. If the purpose is production and business 

projects that have been examined and approved to be in line with land use planning, 

investors are permitted to transfer or rent out the land-use right and receive 

contribution s from economic institutions, households, and individuals for land-use right 

but do not have to carry out land acquisition. ȰBig projectsȱ are those that significantly 

involve national economic interest and fall under the sectors specified in the national 

and local socioeconomic development planning. The state does not acquire land for 

small and individual projects (i.e., those that are not a part of big projects determined by 

the government). Instead, businesseses find suitable land resources for themselves 

through the transfer, rental, and contribution of land users. 

Second, land acquisition for the purpose of economic development should Ȱrestoreȱ 

the valuation rules to its place. There is currently no difference between economic 

development purpose and land-transfer negotiation for the purpose of engaging 

in/ doing business. In the case of business projects that are in line with land-use 

planning, households and individuals that are using the land have the right to transfer, 

lease, or contribute their land-use right to whichever entity will implement the project. 

Obviously, the price valuation mechanism should be finalized to accurately determine 

Ȱreal prices on the market in normal condition.ȱ This can help avoid the Ȱnarrowȱ 

regulation in land- acquisition cases for economic development. On the other hand, the 

ȰÌÁÎÄ ÈÁÎÄÏÖÅÒ ÎÅÇÏÔÉÁÔÉÏÎ ÆÏÒ ÄÏÉÎÇ ÂÕÓÉÎÅÓÓ ÐÕÒÐÏÓÅȱ ÉÓ ÆÒÁÍÅÄ ÆÏÒ ÃÅÒÔÁÉÎ ÃÁÓÅÓ. 

Third, the various techniques for managing the land-conversion process for 

implementing investment projects should be improved and upgraded. The voluntary 

conversion mechanism based on the agreement between investors and land users and 

the involuntary conversion mechanism based on the decision of authorized agencies to 

acquire, allocate, or lease land should be finalized. The negotiation mechanism is 

currently facing difficulties as some land users demand extremely high prices that 

investors find unacceptable. The investors thus ignore tÈÅ ÓÔÁÔÅȭÓ  land acquisition 

initiatives . 

&ÏÕÒÔÈȟ ÁÌÏÎÇ ×ÉÔÈ ÔÈÅ ȰÉÎÓÔÉÔÕÔÉÏÎÁÌÉÚÁÔÉÏÎȱ ÏÆ ÒÅÇÕÌÁÔÉÏÎÓ ÏÎ ÃÏÍÐÅÎÓÁÔÉÏÎȟ ÓÕÐÐÏÒÔ, 

and resettlement, the procedures and steps on land acquisition, compensation, support, 
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and resettlement should also be standardized. This will manifest the preeminence of the 

law in ensuring the land userȭÓ ÉÎÔÅÒÅÓÔ ÉÎ ÔÈÅ ÐÒÏÃÅÓÓ ÏÆ ÌÁÎÄ ÁÃÑÕÉÓÉÔÉÏÎ. Moreover, 

once institutionalized, legal regulations will be more stable and consistent, ensuring a 

ȰÌÅÇÉÓÌÁÔÉÖÅ foundationȱ ÆÏÒ ÔÈÅÓÅ ÁÃÔÉÖÉÔÉÅÓ ÔÏ be carried out in a lawful, transparent, and 

open manner and with supervision, examination, and feedback mechanisms for the land 

users. 

Fifth, the state decides to acquire and allocate land to the land resource development 

institutions, which are established ÂÙ ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ ÔÏ ÕÎÄÅÒÔÁËÅ ÌÁÎÄ 

acquisition, compensation, and clearance. These institutions also directly manage the 

fund for acquired land with cases of announced land-use planning but with no specific 

project invesments yet. The state acquires land, compensates the land users, clears the 

site, and allocates land to investors to enable the latter to implement projects that have 

been approved by authorized agencies. For cases where there are already investment 

projects waiting in the pipeline, the decrees guiding the land law will have to stipulate 

that investors should only work with the PÅÏÐÌÅȭÓ Committees with the authority to 

allocate land. All levels of PÅÏÐÌÅȭÓ Committees must not collect any fees out of expenses 

related to compensation and support for the land users, so investors only have to work 

with the land resource development institutions or with the 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ 

authorized to acquire land. The implementation of tender for land use and minimizing 

the situation of land allocation and lease following the nomination method will help 

ensure publicity, transparency, and equality for land users demanding accessibility to 

land. 

Sixth, land acquired for the renewal of urban and rural residential areas must be 

systematically allocated pursuant to land-use planning for the whole region, including 

landsused for the development of infrastructure, residential areas, public/civil  works, 

production unit s, business facilities/structures . Thus, land acquisition aimed at 

implementing renewal projects will not only include land to be actually used for 

infrastructure but will also include adjacent land in order to create a modernized facade 

for a residential area as well as bring about social equality for the people from whom 

land was acquired. 

When building infrastructure and carrying out urban renewal, land on either side 

of the roads and the surrounding areas must be included in the plan and exploited to 

create investment-worthy land resources in such infrastructure. The exploitation of 

financial sources by using land on either side of the road when extending or building 

urban transport lines and rural residential areas from scratch was mentioned in the 

Land Law 2003. However, it was stipulated in such a general manner that only a small 

number of localities are willing to apply for the funding. The people from whom land has 

been acquired will benefit in an economic sense if the exploitation of the land fund for 

developing areas on either side of the roads and the accommodation of different land 

rents through the investment of the state is implemented well and effectively.  
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b. Proposal to Reform Regulations and Rules on Compensation, Support, and 

Resettlement 

First, requirements on adequate compensation for the restoration of livelihood must 

be attached to laws on compensation, support, and resettlement, with the utmost principle 

being that the resettlement place should be Ȱequal to or better than the previous place.ȱ 

There should be a specific law on compensation, support, and resettlement that clearly 

regulates the mechanisms determining compensation for the land and assets attached to 

land; the principles of support and resettlement; the procedures governing 

compensation, support, and resettlement in case of land acquisition. 

Second, regarding invisible losses in case of land acquisition, there has been some 

recognition that the possibility of factoring in invisible losses in compensation prices 

should be considered and studied to ensure that the people who lost their land truly 

benefit from the compensation. Thus far, the consideration of invisible losses is not 

linked to the actual activities of land acquisition, compensation, support, and 

resettlement. Certain regulations recognize some invisible losses and factor these into 

compensation and support when the state acquires land. For example, the support of job 

conversion and creation (Article 19 and 22 of the Decree 69/2009/N D-CP), 

compensation, support in the case the state does not acquire land (Article 8 of the 

Circular 14/2009/TT -BTNMT). 

However, with the above-mentioned explanation about Ȱlisting,ȱ some invisible 

losses will be missed in the reckoning. LÁ× ÅØÅÃÕÔÏÒÓ ÈÁÖÅ ÎÅÖÅÒ ȰÁÌÌÏ×edȱ for invisible 

losses even if there are legal grounds for considering them. In parallel with building a 

specific law on compensation, support, and resettlement, it is necessary to specify the 

principle to be used for invisible losses, such as the fact that these losses must be 

evident. 

Third, finalize regulations on support to make them more focused, consistent, unified, 

and efficient. In many projects, compensation subjects currently tend to apply support 

ÐÏÌÉÃÉÅÓ ÔÏ ȰÁÃÃÏÍÍÏÄÁÔÅȱ compensation levels for various projects that are not too 

different as well as to figure out how the total amount of compensation the people 

received can help them rehabilitate their livelihood. However, regulations that are too 

open will create Ȱgapsȱ because sometimes, the process for determining compensation is 

too dependent on the local authorities and institutions (i.e., the ones overseeing matters 

related to compensation, support, and resettlement), and these entities tend to be 

subjective. In this case, the support should have specific guidance from central agencies 

consistently applied to ensure equality among households with in the same project and 

in different projects. 

Fourth, realize principles on resettlement. To make this a reality, it is necessary to 

have specific regulations on the establishment and implementation of a resettlement 

area in detail. First, the definition of Ȱresettlement area with conditions at least equal to 

or better than [the] previous placeȱ must be spelled out in detail to include the 

conditions expected of technical infrastructure (e.g., roads, power facilities, water supply 
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facilities, etc.) and social infrastructure (e.g., schools, healthcare centers, parks, cultural 

community centers). Second, the principles of setting up and implementing involuntary 

resettlement projects, including the specific instructions and implementation sanctions, 

must be done before the actual displacement of residents. The people can only decide 

whether or not they want to transfer to a concentrated resettlement area or resettle in 

another place once they receive a detailed resettlement Ȱfloor ÐÌÁÎȱ or plot (i.e., which 

includes information on area, location, land direction, etc.) and be assured that the 

technical and social infrastructure for the resettlement area are already available and 

functional. Third, there should be detailed regulations on the cooperation between the 

local authorities and the investors while they are mobilizing capital for the projects that 

Ȱthe state and investors do together,ȱ especially those projects where some areas are 

meant to be allocated to investors for them to engage in their business. 

Fifth, the people from whom land is being acquired should be compensated with land 

that can be used for the same purpose as the land they lost. In case there is no land 

available with which to compensate the previous land users, their compensation should 

be based on the land-use value at the time of the acquisition decision. The provincial 

0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ should prepare and carry out resettlement projects prior to land 

acquisition in order to be able to compensate the displaced people with houses and 

residential land. A resettlement area is set for various projects within the same region 

and must have conditions equal to or better than the area from which the land users 

were displaced. In case no resettlement area is available, the people from whom land 

was acquired will be compensated in cash and given priority to buy or rent a house from 

state-owned property in the urban areas. Compensation in land is implemented in the 

rural areas. 

Sixth, fully recover losses and livelihood in the resettlement area. The majority of 

resettled households earn lower incomes compared to their previous situation, and 

almost all of them reported increased household expenses. The increased expenses were 

actually expenditures associated with moving to/resettling in a new location and 

rehabilitating a livelihood. The loss in income is due to any of the following: (1)  the 

income earners in the household are usually unable to find a job immediately; (2) the 

income earners have new jobs that pay less than their old jobs in their place they were 

displaced from; (3) the income earners have the same jobs but experienced decreased 

income anyway due to the difficult y in moving to a new residence or a longer commute 

ÂÅÔ×ÅÅÎ ÔÈÅ ÎÅ× ÒÅÓÉÄÅÎÃÅ ÁÎÄ ÔÈÅÉÒ ÏÌÄ ÊÏÂȟ ÔÈÅ ÃÈÉÌÄÒÅÎȭÓ ÓÃÈÏÏÌȾÓȟ ÈÅÁÌÔÈÃÁÒÅ 

facilities, markets, etc. In the cases where the decrease in income is job-related, 

compensation should be through ȰÉÍÍÁÔÅÒÉÁÌȱ ÍÅÔÈÏÄÓȢ !ÕÔÈÏÒÉÚÅÄ ÁÇÅÎÃÉÅÓ ÓÈÏÕÌÄ 

estimate the jobs that will be lost after the implementation of the projects and then 

introduce new jobs and provide suitable training for those jobs. For any costs that arise 

due to the greater distance between the resettlement sites and the place of work,  

schools, and other facilties/services that the displaced people need to reach on a regular 

basis, supplements should be included in the current regulations in order to compensate 

the people from whom land was acquired. 
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c. Proposal to Reform Financial Policy on Land 

First, continue to reform financial policy on land following the initiative of raising 

land prices on the market based on supply  and demand and by ensuring a land price 

valuation that is also based on market principles coupled with whatever adjustments the 

state makes. Initially , the land price frame should be removed and the government 

should only stipulate the land price valuation principles and methodologies for 

ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅÓ. Based on that, the land price table can be determined 

and land prices can be decided following the market mechanism. A more detailed land 

price table should be prepared, following location, region, land-use purpose. This table 

should be able to be revised quickly in case there is a significant change in the market. It 

can also serve as foundation for identify ing financial obligations, as basis for calculating 

compensation when the state acquires land, and to meet other objectives in land 

management.  

Second, all the policies involving exemption from, and reduction of, the land-use levy 

and land rent need to be reviewed, with a view towards narrowing down the subjects 

eligible for exemption and levy/rent reduction as well as moving favorable types from 

collection to favorable for expenses to strengthen the control and enhance the efficiency 

of policies. If favors are being given through land prices, the regulation on specific 

favorable levels according to the law on investment and vice-versa must be eliminated to 

avoid the double-favor provision. At the same time, the provision on full  exemption from 

land-use levy and land rent for the duration of the project life should be eradicated, and 

land allocation based on actual project implementation should be implemented instead. 

The state should apply only one of these two models: (1) state-leased land with an 

annual fee or (2) a tract of land for business for which a one-time payment of land rental 

is made for the entire duration of the business, regardless of whether the paying entity is 

a domestic or foreign institution and regardless of the economic sector involved. This is 

a debatable issue because the current situation is characterized by Ȱopposite favors.ȱ 

This means that domestic investors have to pay an annual fee for rent  and put up with 

endless adjustment of rent prices. Foreign investors, on the other hand, simply have to 

make a one-time payment for whole project life.  

Third, there should be appropriate policies and collection levels to bring up the 

source of revenue and encourage the safe and efficient use of land. Implement the 

progressive tax policy for investment projects that are slow to use the land and leave the 

land fallow. Stipulat ions for the real estate tax should be studied (e.g., tax bearers 

include land, houses, and other assets attached to the land). People who use a large area 

of land, have numerous houses, leave land fallow, or possess allocated or leased land but 

are slow to put such land to use must pay higher taxes. 

Build up the mechanism to strengthen, diversify, and socialize capital sources for 

land resource development. Land-use levy and land rent, for example, can be used for 

land resource development and as funds for building resettlement houses and socialized 

housing. 
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Fourth, open bidding. The best way to remove the block in land compensation and 

clearance is to apply open and transparent project bidding. Households with land in the 

region should be given first priority in the implementation of the project if they have 

sufficient capacity. If not, the state should open bidding, with the close supervision of 

households in the project. The amount of money obtained will be used to pay 

compensation for households,  with a  rate equal to the market rate so that they will be 

satisfied without complaints. 

d. Proposal on Compensation Prices 

First, finalize the land price management system following the market-led principle. 

The state will determine land prices based on land-use purposes at the time of price 

valuation and ensuring, through its own management, that the principle is in line with 

the market mechanism. The government specifies land price methodologies and the land 

price frame as the basis for the ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ ÔÏ ÉÓÓÕÅ ÔÈÅ ÌÁÎÄ ÐÒÉÃÅ 

table. 

Land will be evaluated Ȱclose to market prices with the sÔÁÔÅȭÓ ÍÁÎÁÇÅÍÅÎÔȱ for 

the sake of Ȱre-establishing real land ownership.ȱ It is necessary for the government to 

stipulate that the land price principle is to be decided by the state and to ensure that said 

principle is in line with market prices instead of close to the real transfer price of land-

use rights on the market in normal conditions. The government should establish the land 

price table in localities on the basis of the price frame but the price table will  be kept 

unchanged for five years instead of changing annually as it does at present. The 

ÐÒÏÖÉÎÃÉÁÌ 0ÅÏÐÌÅȭÓ #ÏÍÍÉÔÔÅÅ should be given the responsibility of building land prices 

in the locality once every five years and publicly announcing these prices on the first of 

January of the first year. However, in case the land prices on the market increase or 

decrease by 30 percent compared to the announced prices, the land prices must be 

readjusted. 

Second, there should be a mechanism to treat the differences in land prices in 

adjacent regions. The valuation of adjacent regions of provinces and cities with similar 

natural, economic, social, infrastructure conditions, and land-use purpose must be 

classified in a region with the same land value. Every province must have a detailed land 

price frame with land prices for adjacent regions. The land price frame for adjacent 

regions must be determined to resolve the situation of having very large differences 

between land prices in two adjacent regions and to maintain consistency in the principle 

of value. 

Third, strengthen the sÔÁÔÅȭÓ ÌÁÎÄ ÖÁÌÕÁÔÉÏÎ ÏÒÇÁÎÉÚÁÔÉÏÎÓ and enhance the capacity 

of the staff involved in land valuation and land price appraisal. A specialized land price 

management system should be set up. Moreover, the authority to determine land prices 

must be divided among the different levels of authority involved in land allocation, land 

lease, land acquisition, and land-use right certification to diminish the risk of corruption 

in land administration and reduce grievances related to land prices. Build up an 
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independent land price valuation system to ensure transparency in the doling out of 

land-related benefits. 

The monitoring and updating of land prices on the market should be done well, and 

a database on land prices for every type of land should be gradually buil t up. A 

supervision mechanism should be organized to oversee the institutions and independent 

agencies that are doing land-price valuation. The development of independent land-price 

valuation organizations should also be encouraged. 

e. Proposal to Reform Institutional Structure, Capacity Building  

First, intensify land administrative reform. The functions; scope of work; and the 

authority of ministries, sectors, and localities in national land administration should be 

ascertained to ensure unified management, validity, efficiency, and to eliminate any 

overlaps. Continue to improve the organizational structure as well as train staff, enhance 

their capacity, and boost their morale to enable them to respond to the requirements of 

national land management. 

Second, decentralize the determination of procedures and administrative steps and 

devolve responsibility  to the local level suitable to the requirements of administrative 

procedural reform and the specific conditions in every stage. 

Third, review and amend the empowerment of land acquisition, allocation, lease, 

land- use purpose conversion, provision of land-use right certificate, and the property 

right s related to houses and other assets attached to land with a view towards ensuring 

the unified management power from the centre and bringing into full play the incentives 

for the localities. Tighten permissions for using or converting wet rice lands, special-use 

forestry land, and protected forestry land to nonagricultural land. Adjust the 

empowerment of the provincial and district levels in line with administrative reforms. 

Fourth, strengthen the supervision of officials and staff in the execution of their tasks 

related to land management. Deal strictly and clearly with cases of harassment and with 

troublesome people and businesses. 

Authorized agencies must settle in a timely and thorough manner all land-related 

grievances and claims following the laws on grievances and complaints, administrative 

procedures, civil procedures and then publicly announce the resolution of these cases. 

Strengthen and consolidate the land inspection system and all levels of the judicial 

system. The capacity of officials to judge these kinds of cases and respond to the 

requirements of the task must also be enhanced. Adequate attention must be paid to 

training and improving the knowledge of inspectors and judgment officials in resolving 

land disputes, grievances, and complaints. 

Fifth, finalize the mechanism and policy to build the capacity of land-resource 

development organizations and then gradually transfer this organization to a land-

resource development enterprise with expanded functions that include diversifying the 

land-related services being offered. 
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Sixth, cities under central management should consider having a land management 

level concentrated in the cities. This will make them suitable to urban government and 

be accessible to citizens at the same time. For rural areas, the land management level 

should be decentralized to the district level. Our monitoring and evaluation system is 

based on reports from the grassroots level to the higher authorities. No one can confirm 

whether these reports are accurate or not. Wrong information results in the inaccurate 

evaluation of the higher levels for the enforcement activities of lower levels. 

5. Conclusion  

This report has used two cases of land acquisition to show that the ambiguity 

surrounding property development has a complex new dimension associated with the 

ÃÏÍÐÅÎÓÁÔÉÏÎ ÏÆ ÅØÉÓÔÉÎÇ Ï×ÎÅÒÓȢ 4ÈÅ ÇÏÖÅÒÎÍÅÎÔȭÓ ÉÎÔention in promulgating new land 

laws and decrees was to let market forces determine the allocation of land (and the 

prices paid) between the owners and the users. The two cases demonstrate clearly that 

the facilitation of major projects can be traced to the compensation rates set by the 

government. One reason for this is that the commercial interest of the developer aligned 

with the political interest of the government. For the developer, government rates 

potentially offer a lower-cost outlet in negotiations with individual users, particularly 

farmers. The latter are often the losers in land acquisition projects and are often 

portrayed as the Ȱbad guysȱ to be evicted and relocated by the authorized agencies. 

Several broad lessons can be learned from the experiences. First, it shows that the 

desire for maximizing financial gains unleashed by economic development can limit and 

constrain local outcomes in the absence of a systematic and functional legal 

environment. Local outcomes suffer first due to delays to projects, which are felt by the 

government and the developers alike. 

Second, the lack of certainty and difficulty of receiving Ȱreal valueȱ means that 

farmers are often unable to move and rehabilitate elsewhere. This means that the 

process of urban development dismantles existing communities and potentially 

generates additional urban poor. The lack of resettlement housing and employment 

opportunities for the evicted farmers adds to a disadvantaged class in the cities in 

Vietnam. Social stratification is an unavoidable consequence here, itself creating 

problems for government policy in the future.  

Third, disputes resulting from unsatisfactory compensation in land acquisition 

challenge the legitimacy of the government, which has an expressed interest in more 

rapid urban change. Together, these aspects of the problem elevate what is a local and 

purchase question to high levels of national policy requiring the government to address 

issues that have been debated widely in other contexts concerning equity and growth, 

social stratification, and the political economies in urban development. 

As the rapidly growing number of cases of land price compensation problems 

experienced in Vietnam has shown, the consequences of poorly managed local and 

development questions can begin to undermine a broader development agenda. This is 
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especially so in circumstances where development is funded by foreign direct 

investment (FDI). Where the future of a project is uncertain for the basic reason that it is 

not possible to agree on costs of compensation nor even possible to find a system to 

arbitrate between competing estimates of compensation, global funding sources will 

mark down opportunities and begin to look elsewhere. 

4ÈÉÓ ÃÏÕÌÄ ÐÒÏÖÅ ÔÏ ÂÅ Á ÍÏÒÅ ÓÅÒÉÏÕÓ ÐÒÏÂÌÅÍ ÁÓ 6ÉÅÔÎÁÍȭÓ ÔÒÁÎÓition towards a 

market economy begins to be felt in land-use changes in established urban areas, 

especially involving the old industrial undertakings run by state-owned enterprises and 

other urban tenants. Development projects here will introduce a different set of actors 

and a new set of power relations in future compensation arguments. The number of 

nonstate players in the land and housing market will increase as the volume of 

transactions grows and land will move into the centre of business concerns for both 

public and private decision making. In these circumstances, it may not be enough for the 

government to rely upon the market to set compensation rates. Rather, it might be called 

upon to express some more formal rules governing economic and urban development 

transactions, providing clarity, comprehensiveness, and transparency in purchases 

driven by economic restructuring. 

Although this might seem a step back from their desire to free up the market, it will 

be a step closer to the circumstances that rule in the more certain land transactions in 

cities and rural areas of the developed world. In future research, it will be interesting to 

analyze the local political and economic tensions that emerge as land development 

begins in complex redevelopment areas. 
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Annex. Questionnaire  

 

QUESTIONNAIRE 

On land acquisition, compensation, support and resettlement  

 

.ÁÍÅ ÏÆ ÔÈÅ ÒÅÓÐÏÎÄÅÎÔȡȣȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣ 

!ÄÄÒÅÓÓȡȣȢȣȣȣȣȣȣȣȣȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣȣȣȣȣȣȣȣȣȢȢ 

 

1. INFORMATION ON LAND ACQUISITION 

Q1. Legal procedures on land acquisition

1. Very complicated, required many legal papers/documents of authorized levels  

2. Complicated, required many legal papers and documents  

3. Relatively simple, did not require many legal papers and documents  

4. Very simple, did not require legal papers and documents  

Q2. Time of implementing land acquisition procedures  

1. Very long  

2. Long  

3. Normal  

4. Short  

Q3. Methods of implementing land acquisition procedures  

1. Quick and effective  

2. Relatively quick  

3. Slow  

4. Very slow  

Q4. Results of implementation of land acquisition  

1. Very satisfied  

2. Satisfied  

3. Not satisfied  

4. Extremely not satisfied  

Q5. Level of satisfactory on land acquisition  
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1. Very satisfied  

2. Satisfied  

3. Not satisfied  

4. Extremely not satisfied  

 

2. INFORMATION ON COMPENSATION AFTER LAND ACQUISITION  

Q1. Compensation procedures

1. Very complicated, with many steps and procedures  

2. Relatively complicated, through main steps  

3. Simple  

4. Very simple  

Q2. Time needed to implement compensation procedures

1. Extremely time consuming  

2. Relatively time consuming  

3. Quick  

4. Very quick  

Q3. Methods of compensation

1. One-time payment in cash  

2. Multiple installments in cash  

3. In adequate land  

4. 

Others:ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣȣȣȣ 

 

Q4. Use of compensation money 

1. Sufficient enough to buy other land of same condition and size  

2. Little, not enough  

3. Very little, extremely not enough  

4. 

/ÔÈÅÒÓȡȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢ 
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3. INFORMATION ON COMPENSATION PRICES 

Q1. Level of satisfaction on compensation prices

1. Very satisfied  

2. Satisfied  

3. Not satisfied  

4. Extremely not satisfied  

Q2. Compensation prices compared to market prices

1. Much higher compared to market prices  

2. A little higher compared to market prices  

3. Equal to market prices  

4. A little lower compared to market prices but acceptable  

5. A little lower compared to market prices but should be increased equally  

6. Much lower compared to market prices, not acceptable  

Q3. Compensation price valuation procedures

1. Price valuation must be close to market rates  

2. Price valuation must based on consultation with the people  

3. Price valuation must include actual land positions, types, grades, etc.  

4. 

/ÔÈÅÒÓȡȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢ 

 

 

4. INFORMATION ON RESETTLEMENT AND RESETTLEMENT SITE DEVELOPMENT 

Q1. Procedures on implementing resettlement

1. Very complicated, many steps and procedures  

2. Relatively complicated, through main steps  

3. Simple  

4. Very simple  

Q2. Time needed to implement resettlement

1. Extremely time consuming  

2. Relatively time consuming  
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3. Quick  

4. Very quick  

Q3. Organization of resettlement activities  

1. Resettlement after the development of resettlement site was completed  

2. Resettlement in parallel with the development of resettlement site  

3. Resettlement before the development of resettlement site was completed  

4. 

/ÔÈÅÒȡȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣ 

 

Q4. Suitability of resettlement sites

ρȢ 6ÅÒÙ ÓÕÉÔÁÂÌÅ ÔÏ ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎÓ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

ςȢ 3ÕÉÔÁÂÌÅ ÔÏ ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎÓ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

σȢ .ÏÔ ÓÕÉÔÁÂÌÅ ÔÏ ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎÓ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

4. ExtrÅÍÅÌÙ ÎÏÔ ÓÕÉÔÁÂÌÅ ÔÏ ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎÓ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ 

development 

 

Q5. Satisfact oriness with resettlement sites

1. Totally satisfied ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

2. Partially satisfied ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎ ÁÎÄ ÌÉÖÅlihood development  

3. Did not satisfy ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

4. Totally did not satisfy ÐÅÏÐÌÅȭÓ ÌÉÖÉÎÇ ÃÏÎÄÉÔÉÏÎ ÁÎÄ ÌÉÖÅÌÉÈÏÏÄ ÄÅÖÅÌÏÐÍÅÎÔ  

 

5.  INFORMATION ON SUPPORT FOR LIVELIHOOD RESTORATION AND 

EMPLOYMENT 

Q1. Methods of support

1. One-time payment in cash  

2. Multiple installments in cash  

σȢ /ÔÈÅÒÓȡȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȣȣȣȣȣȣȣ  

Q2. Adequacy of compensation to support livelihood restoration and development

1. Sufficient   

2. Little, insufficient   



-68-  

3. Very little, very insufficient   

Q3. Types of support

1. Very diversified, abundant and included many types  

ςȢ $ÉÖÅÒÓÉÆÉÅÄȟ ÍÅÔ ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

3. Little, did ÎÏÔ ÍÅÅÔ ÁÌÌ ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

4. Very little, did ÎÏÔ ÍÅÅÔ ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ ÁÔ ÁÌÌ  

Q4. Suitability of types of support

1. Very suitable  

2. Suitable  

3. Not suitable  

4. Extremely not suitable  

Q5. Satisfactoriness of types of support

ρȢ 4ÏÔÁÌ ÓÁÔÉÓÆÉÅÄ ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

2. Partially ÓÁÔÉÓÆÉÅÄ ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

3. Did not satisfy peÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

4. Totally did not satisfy ÐÅÏÐÌÅȭÓ ÄÅÍÁÎÄÓ  

 

6. INFORMATION ON COMPLAINT AND GRIEVANCE REDRESS 

Q1. Procedures on complaint and grievance redress  

1. Very complicated, required many legal papers/documents of authorized levels  

2. Complicated, required many legal papers and documents  

3. Relatively simple, did not require many legal papers and documents  

4. Very simple, did not require legal papers and documents  

Q2. Issues related to  complai nts 

1. Inventory of loss is taken insufficiently and inaccurately  

2. Compensation prices are much lower compared to market rates  

3. Compensation prices for houses are much lower compared to market rates  

4. Some assets are not included for compensation  
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5. Delayed compensation payment  

6. Losses of land are not compensated  

7. Compensation is implemented unequally   

8. Lack of support  

9. 

/ÔÈÅÒÓȡȣȣȣȣȣȣȣȣȣȢȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȣȣȣȣȣȣȣȣȣȣȢ 

 

Q3. Level of satisfaction  on grievance resolution  

1. Very satisfied  

2. Satisfied  

3. Not satisfied  

4. Extremely not satisfied  

 

8. OTHER INFORMATION/COMMENTS 

ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣ

ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣ

ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣ

ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢȢȢȢȢȢȢȢȢȢ........................................... 

ȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȣȢ 

Thank you for your kind responses!  

 


